
April 21, 2005 

Randy Hatch, Community Development Director 
City of Lodi 
221 West Pine Street 
Lodi, CA 95241-1910 

Dear Mr. Hatch: 

Lodi is a compact city along Mokelumne River, surrounded by vineyards and orchards, with 
livable neighborhoods and a revitalized downtown. It is a community with civic pride that 
values city building, drawing residents who endure commutes to other destinations. Its 
desirability is resulting in growth pressures, evidenced by multiple large development 
proposals, especially along the City’s western and southern edges.  

Lodi stands at the cusp of major economic changes as a burgeoning center of premium wine 
production and tourism, and expanding retail, office, and educational sectors. The General 
Plan can guide growth strategically to provide economic and quality of life benefits to the 
community. Strategizing for tourism uses, and protecting viticulture that provides economic 
sustenance and endows the city with distinction, will be major General Plan challenges. The 
General Plan will also need to foster neighborhood livability; ensure continued downtown 
vibrancy; maintain the City’s fiscal health; promote synergistic land use and transportation 
planning to minimize congestion; and provide equitable benefits for the Eastside.  

Dyett & Bhatia is particularly suited to working with the community and the decision-makes to 
outline a new vision for city building during Lodi’s centennial. Our strengths include:  

• Unsurpassed California General Plan Experience. Dyett & Bhatia has prepared general 
plans for more than 45 cities throughout California. Rajeev Bhatia—our proposed 
Project Manager—has prepared general plans for 20 cities.  

• Strong Central Valley Experience. Rajeev Bhatia managed general plans for Chico and 
Turlock, and the Capitol Area Plan in Sacramento for the State of California—all three 
American Planning Association award-winning assignments. D&B is currently 
preparing general plans for Los Banos and Porterville, the Manteca Zoning Ordinance, 
and recently completed the Yuba City General Plan and the Zoning Ordinance. Team-
member ESA is preparing EIRs on general plans for Stockton and Galt.  

• Experience in Planning for Distinctive Communities. D&B has worked for numerous 
communities throughout the West Coast that pride character and livability, including 
general plans for over 15 Bay Area cities, and planning and/or zoning for such 
distinctive cities as Santa Monica, Santa Fe, Monterey, and Carmel.   

• Experience with Greenbelt Conservation.  D&B prepared general plans for three 
Sonoma County cities—Santa Rosa, Rohnert Park, and Petaluma—dealing with issues 
related to tourism and greenbelt conservation. Team-member Mundie & Associates has 
worked on transfer of development rights for wine-growing areas in Livermore, and on 
agricultural land preservation in Sacramento,  San Luis Obispo, and Napa.   

• Exceptional Urban Design Skills. We believe urban design is an integral part of 
planning. Last month we finished a new plan for downtown San Diego, perhaps the 
most ambitious recent urban planning effort on the West Coast. Current work includes 
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planning for a new downtown for Santa Clara; transit area plans for Milpitas, Fairfield, 
and Santa Clara; and master planning for Genentech’s South San Francisco campus (7 
million square feet of high-tech space housing 15,000 employees on 200 acres).  

• Expertise in Leading General Plan Visioning Programs. D&B has great deal of expertise 
in conducting General Plan outreach and our public participation efforts have received 
awards from the American Planning Association. We have used practically every 
method of outreach for General Plan work, including workshops, surveys (phone, in-
person, Internet, and mail-in), stakeholder meetings, youth and children programs, 
and computer-based scenario building.  

• Experience in preparing Environmental Impact Reports along with general plans. We 
prepare EIRs on all our general plans, so policies and other features can be 
incorporated in the plan to mitigate impacts, resulting in "self-mitigating" plans.  

• Expertise in Plan Implementation. D&B is a national leader in the preparation of 
development codes and other implementation documents. This experience gives us a 
unique insight into how to ensure a community vision is translated into specific results.  

• State-of-the-art Computer Modeling and Visualization Capabilities. We have 
advanced in-house GIS expertise, including ability to create “on-the-fly” scenarios in 
interactive settings, as well as three-dimensional computer-based modeling capabilities. 

• Interpretation Capabilities. D&B staff includes planners who are fluent in Spanish to 
help with translation and assistance during workshops.  Rajeev Bhatia has working 
spoken facility with Urdu.  

Our team brings exceptional familiarity with Lodi, combined with a fresh perspective. D&B has 
long-standing working relationships with all team-members, including over ten general plans 
with ESA and six with Mundie & Associates. The team includes:  

• Environmental Science Associates, who recently completed work for the City of 
Stockton’s Delta Water Supply Project, the SJCOG’s Multi Species Habitat 
Conservation and Open Space Plan, and a Farmland Conversion Fee study for the cities 
of Manteca, Tracy, and Lathrop. ESA is currently preparing EIRs on general plans for 
Stockton and Galt, and was recently selected to prepare an EIR for the Eastern San 
Joaquin Basin Integrated Conjunctive Groundwater Use Program.  

• Mundie & Associates, who led the economics work for the Downtown Lodi project, 
and have enormous experience with general plans, and fiscal modeling.  

• Prof. Michael Southworth of U.C. Berkeley, who will lead livability assessment; he 
performed similar work for D&B for the Santa Rosa General Plan.  

• Godbe Research & Analysis, who have conducted phone surveys on several of our 
plans.  

• Mountain West Research, who are analyzing a mail-in survey for the Redlands General 
Plan for us. 

• Fehr & Peers, who are currently working with us on seven projects.  

• Nolte Associates, who have exceptional familiarity with infrastructure issues in the 
City. 
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We have outlined a comprehensive scope of work that incorporates extensive outreach, 
including community, stakeholder, and decision-maker workshops; a mail-in survey and a 
livability survey; preparing and maintaining a project website; as well as strategic working 
papers on greenbelt conservation; growth and economic development; and livability. The 
General Plan scope includes preparation of a Community Design and Livability Element.  The 
EIR will serve as the EIR on both the General Plan and Sphere of Influence changes, providing 
economies and implementation efficiencies. We will use state-of-the art GIS tools, including a 
customized Scenario 360 model to enable interactive plan-making. The proposal represents a 
suggested work program, and we would be happy to modify this scope to better meet the City’s 
needs.  

If selected, we will commit senior personnel to the assignment. Rajeev Bhatia, AICP ASLA will 
serve as the hands on Project Manager, and will be personally responsible for crafting land use 
and urban design strategies. Mr. Bhatia is one of the most experienced General Plan preparers, 
and his projects have won five awards in the last six years from the American Planning 
Association. He will be assisted by other senior members of the firm, including Michael Dyett, 
FAICP, Leslie Gould, D&B’s Director of Planning Services, and Vicki Hill, D&B’s Director of 
Environmental Services. Other D&B staff members trained in land use planning, urban design, 
and facilitation will assist.  Senior staff from other firms will participate.  

We are committed to creative, quality work. Our work has received seven awards in the last 
seven years from the American Planning Association. We urge reviewers to ask our references 
about the quality of our work, our responsiveness and ability to meet time schedules, and our 
thoroughness. 

We look forward to hearing from you.  

Cordially, 
 
 
Rajeev Bhatia, AICP ASLA  
Principal  
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1 Project Understanding, Issues, and Approach 

In this chapter, we outline our project understanding and issues that need to be addressed. Chapter 2: 
Public Participation offers in detail our approach to community participation, and Chapter 3: Scope of 
Work provides a step-by-step work program.  

1.1 PROJECT UNDERSTANDING  

Lodi is a distinctive Central Valley community along Mokelumne River abutting the Sacramento 
Delta. It is a compact city surrounded by vineyards, with a revitalized downtown, livable 
traditional neighborhoods, and a community with civic pride and active involvement in city 
building. Lodi is also a burgeoning center of premium wine production and tourism; while the 
Lodi appellation is currently less prestigious than Napa or Sonoma, in recent years Lodi wines 
have won many competitions and the area offers a much more relaxed and rural ambiance than 
the North Bay Area competitors. Because of its charm and small-town atmosphere, Lodi remains 
the preferred residential choice for many in the greater San Joaquin County region. While the 
three other major cities in county—Stockton, Manteca, and Tracy—have embraced (or arguably, 
even been subsumed by) growth, Lodi has instead chosen to emphasize quality, and city and 
neighborhood building.  

Lodi is a distinctive community surrounded by agriculture and natural amenities, gracious neighborhood streets, and a revitalized downtown.
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Population growth, April 2000 to January 2005, San Joaquin County cities.

The City has chosen an exciting time in its history—its centennial year—to initiate a 
comprehensive update of the General Plan. The current General Plan was adopted in 1991 and is 
nearing its 2007 horizon. Much has been accomplished in the last 15 years—new residential 
neighborhoods and parks have been built, and downtown streetscape and other improvements 
have provided vitality and a stronger sense of place to the community. In recent years the City has 
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completed several infrastructure plans to provide for cohesive development, bikeways have been 
designated, and an update of the Zoning Ordinance is underway.   

The City remains an exceedingly desirable residential and employment location, as evidenced by 
the flurry of development proposals and approvals, including Vintner’s Square (with Lowe’s) and 
Lodi Shopping Center (Super Wal-Mart) at Kettleman/Lower Sacramento that will add nearly 
400,000 square feet of retail; FCB, with nearly 400 acres of development in two separate areas 
(Gateway and Westside), as well as major proposals south of W. Harney Lane, including for a call 
center that may employ 1,200 to 2,000 people, Blue Shield offices, and new homes. A proposed 
north campus of the Delta Community College campus could become a source of employees for 
the wine tourism industry, although significant concerns about neighborhood impacts remain.   

Growth pressure at the City’s edges- Vintner’s Square nearing completion, across from site for the proposed Super Wal-Mart; land 
south of Harney Lane where a large new residential development is proposed; and new homes on the Southside. 

The General Plan Update provides an opportunity to step back and take a fresh look at what the 
community wants to be, and seamlessly interweave the past, the present, and the future. A quick 
reading of the current General Plan does not provide a clear direction of the community’s 
future—the Plan seems to be more descriptive than policy driven. Nonetheless, the City has 
accomplished much in the previous 15 years, and perhaps more critically, new ideas have 
emerged—the City increasingly sees its future tied to the wine industry, with the surrounding 
vineyards key to providing economic sustenance and a distinctive character. The new General Plan 
provides an opportunity to shape the City’s future, define the role of tourism and the city’s 
relation to agricultural/viticultural lands and to adjacent communities, identify what the City can 
do to create walkable neighborhoods, foster a strong downtown, and ensure continued economic 
vitality and a strong sense of place for the community.  

GENERAL PLAN OBJECTIVES 
This General Plan update process will need to address several planning challenges. Based on our 
preliminary understanding of the assignment, these include:  

• Working with the City Council, the Planning Commission, and the community to articu-
late a vision for the City for the next two decades, and translating this vision into a viable 
implementation program;  

• Maintaining the City’s positive development attributes and lifestyle, and ensuring 
neighborhood livability and walkability;   

• Outlining strategies to capitalize on the emergence of Lodi as a center of wine industry, 
with policies to develop amenities and facilities to promote tourism and extended stay, 
protect surrounding viticulture/agricultural uses, and foster development of cohesive and 
distinguished community character and identity;  
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• Enhancing downtown vitality, including incorporating results of previous efforts, explor-
ing mechanism to attract office uses, and evaluating the potential for adding residential 
uses;  

• Ensuring equitable development, and ensuring that the eastside shares in the City’s con-
tinued development and evolution;  

• Exploring mechanisms to ease traffic congestion along arterials, and building upon recent 
efforts to promoting a bicycle network;  

• Maintaining the City’s fiscal health and ensuring that the City and current residents share 
in the benefits of growth;  

• Linking land use, transportation and infrastructure, and ensuring that Plan policies are 
mutually supportive, internally consistent and in accordance with State law; and  

• Preparing a General Plan that is easily used and attractively designed, and can be efficiently 
revised to incorporate future amendments and update.  

Fostering neighborhood livability, protecting surrounding viticulture, and capitalizing on Lodi’s emergence as a center of premium wine-
making will be some of the key general Plan challenges. 

1.2 KEY ISSUES 

In this section we discuss in detail key issues likely to be addressed the General Plan. Our technical 
approach: 

GROWTH AND PHYSICAL DEVELOPMENT  
The City Council’s recent directive to amend the General Plan to expand the Sphere of Influence 
(SOI) south of the current limits makes sense, given development pressure on the edge of the city, 
proposals by Stockton to extend its sphere to within about half mile south of Armstrong Road, 
and the need for vineyard conservation. The challenge will be to find mechanisms to ensure that a 
portion of the expanded sphere can be viably retained in agricultural /viticulture use and that new 
urban development contributes to the city and can be successfully integrated into the fabric of the 
community without adverse impacts.  

The City needs a physical framework for development in the Planning Area with policies and 
design criteria to make decisions on development proposals. Issues related to growth patterns, 
public facility investments, parks and open spaces, quality of life, and potential disconnections 
among city neighborhoods and districts will need to be addressed. To be successful, the General 
Plan update must engage community members in discussions about the future form of the city 
and how the Plan can help the community get there.   
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Open space at the City’s eastern edge, portion of which is part of Frontier Community Builders Southwest Gateway Project.; 
together with the Westside Project by FCB. 2,200 homes will be added.

At the heart of any public planning project like the Lodi General Plan Update is an understanding 
of the local physical, social, and economic geography. Protecting and enhancing quality of life 
must remain priorities as the City sorts through these issues and crafts a new General Plan. In 
Lodi, the effects of annexation and growth on transportation, infrastructure, parks, schools, and 
other community facilities and services are significant issues, as evidenced by the recent 
controversy over the Super Wal-Mart. These growth prospects require adequate planning for new 
facilities and future services to enable Lodi to grow without adversely affecting the quality of life 
for existing residents. While the influx of new housing, population, and tax revenues could help to 
invigorate the City, it is important to ensure that annexation proposals make good fiscal sense 
over the long-term and are consistent with community goals and values.  

Haphazard annexation has the potential for creating a fragmented city structure. New 
neighborhoods will need new local parks and schools. Poor circulation system planning has the 
potential for disconnections among new and old neighborhoods, shopping districts, and 
employment areas. Consequences could include inefficient circulation, eroded city identity and 
sense of community, neighborhood deterioration, accessibility issues, and even economic 
development challenges in the long term. Emphasizing neighborhood connectivity and the role of 
parks, greenways, community separators, and other open space systems in enhancing a sense of 
place in Lodi is an option to be explored in this General Plan Update. 

A growing community like Lodi has needs for schools, advanced education, job training, and 
youth activities that help to equip people with the life and employment skills to meet the demands 
of modern economies. The demands for such services will increase along with population growth, 
requiring active collaboration with stakeholders such as the school district on facility construction 
and operating components.  

LIVABLE CITY AND NEIGHBORHOODS 
Clearly, a prime objective of this project is to create a visionary plan for Lodi that leads to the 
creation of a great place but also maintaining and enhancing livability and quality of life that 
residents’ cherish. The General Plan should establish a model for residential neighborhoods, with 
parks, community facilities and neighborhood-supporting uses and a community design 
framework for annexation areas. Too often development projects are brought forward piecemeal, 
and there is no overall framework to ensure the creation of a place that becomes beloved in the 
community and holds its value over time.  

What is a livable neighborhood? Definitions will vary somewhat from neighborhood to 
neighborhood, and from city to city. Within its compact seven square mile urban area, Lodi offers 
several excellent examples—historical and contemporary—of neighborhood development that can 
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serve as the basis for a dialogue; livability as conceived by Lodi residents should be the foundation 
for neighborhood planning.  

The physical form of a neighborhood contributes significantly to its livability and long term 
success as a neighborhood – the character and pattern of streets, the land use pattern, the quality 
of its public spaces, the landscape and natural features, the quality and character of its built form. 
It respects the natural setting and builds on its landscape qualities as well as on its history, 
providing visible connections with its past.  

Among the elements that will contribute to a livable city are:  

Great Parks and Public Space Network  

The network of parks and public space establishes the character and special places in Lodi. The city 
is dotted with neighborhood parks in established and emerging neighborhoods, and recreation 
amenities along the Mokelumne River.   

We will explore a wide range of possibilities to build on the City’s parking system based on great 
examples of neighborhood planning and figure out which models fit with the climate, 
environmental constraints and character of the city. Models to explore could include: 

• Interwoven greenbelt of parks and paths – Davis  

• Great linear parks on arterials or collectors – Yuba City 

• Pattern of small geometric interspersed parks – Savannah, GA  

• One or two large community park with sports fields, linked by pedestrian/bike paths to 
neighborhoods – Yuba City and Chico 

• Network of linear parks through block interiors, organized along creekways and irrigation 
canals  

Streets 

Street design, traffic calming, and street landscape design can make enormous contributions to the 
creation of successful corridors and neighborhoods in both the existing city and in new 
development. The City has done much in recent years to plant new street trees, as evidenced in 
downtown, and newly planted medians along major arterials such as Lower Sacramento Road and 
Cherokee Lane. The General Plan can provide a framework for key corridors where street design 
and adjacent development work harmoniously to provide character, comfort, and engagement—
both for motorists and pedestrians.  

While parking is a necessity, design and development standards can ensure that garages do not overwhelm streets. 
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A well designed open space and recreational system is fundamental to a livable city.  Opportunities for new parks and connections, 
including along canals, can be examined as part of the General Plan.  

Handsome street (Pine Street) in the city’s downtown residential neighborhood (left). While the City has done much to improve the 
appearance of arterial streets with median plantings, many of the post-war neighborhoods surrounding downtown and the Eastside 
could benefit from redesign and more trees. 

Lodi’s flat topography and Mediterranean climate is conducive to biking and walking through much of the year.  While many new 
bikeways have been designated, many of the City’s arterial streets---in their width, design, shade, and the relationship between 
streets and buildings--are not pedestrian friendly. Most commercial activities outside downtown are located along streets that are 
wide and carry large traffic columns. 

Shorter blocks and more frequent connections between streets and development can promote walking and decrease distances for all 
transportation modes. Relationship between buildings and streets and open space is also vital --Emerson Park with buildings facing 
open space, and new neighborhood in Southside, with park fronted by backyards. 
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Connections  

Good neighborhoods are not islands, but are well connected to local shops and services, schools, 
and recreation. Opportunities for strengthening connections between neighborhoods, local 
centers, public spaces, and downtown should be studied. Policies and standards to provide for 
connectivity in new neighborhoods and criteria for sound walls that cut off many neighborhoods 
in Lodi may also need to be established. Another successful technique we have deployed in other 
cities is establishing maximum block sizes and connectivity requirements to facilitate circulation 
but allow flexibility in the layout of individual development projects and ensure that major 
development efforts build upon the city’s established grid system.  

Activity Centers and Accessibility 

Good neighborhoods are anchored by centers of activity such as shops, services, schools, health 
centers, cultural institutions, or recreational facilities. Land use patterns and development 
guidelines should support local centers and assure their contribution to the local neighborhood 
environment. In Lodi, while there is a good provision of parks in new neighborhoods, shopping 
activity remains clustered along key arterial streets, such as Kettleman Lane or Lodi Avenue; new 
residential neighborhoods, especially to the south, are growing at increasing distances from these 
centers, with some of the newest developments more than a mile away.   

The General Plan can carefully orchestrate projected land use demand for a variety of uses to 
create nodes of activity that maximize accessibility—for pedestrians, bicyclists, or motorists. 
Development densities can also be designed to enable the greatest number of people to live closer 
to parks, stores, or other amenities.  

Compact Urban Form 

Lodi’s overall urban form is extremely compact, with an urban area of only seven square miles 
(exclusive of White Slough). This compactness results in efficient provision of services, greater 
sense of belonging to the community, easier accessibility to major activity centers such as 
downtown, and minimal impacts on surrounding agricultural activities. Policies that retain the 
city’s compactness as it grows will help foster livability.  

Housing  

Good housing is the essence of a good neighborhood. It will provide a mix of types to attract a 
diverse population in age and family types. The built form will be varied, yet harmonious. While 
clearly many new neighborhoods will be built over the life of the new plan, there are also many 
opportunities for providing infill housing within the built city on sites that are vacant or 
underutilized. Infill housing that relates to the scale and character of existing neighborhoods can 
strengthen neighborhoods and reduce pressure for outward expansion into green space.  

The Eastside will require special focus to ensure that benefits of growth are equally distributed.
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Lodi’s downtown neighborhoods offer exemplary patterns of neighborhood development, with 
handsome streets with trees, short and walkable blocks, homes with broad front porches, and 
parks and open spaces that relate directly to adjacent development. These neighborhoods remain 
vital and exceedingly popular. How these desirable qualities can be integrated with contemporary 
home size needs and parking desires will be the challenge.  

WINE INDUSTRY AND VITICULTURE; GREENBELT 
Lodi has transitioned from producing “jug” wines to some outstanding varietals and today is 
California’s largest wine appellation, producing more varietal wine grapes than Napa and Sonoma 
combined. The area’s wine industry also has a reputation for embracing progressive growing 
practices that minimize the use of pesticides and other chemicals—practices that have been 
emulated elsewhere in the state. Lodi is home to nearly two-dozen wineries (or almost 60 in the 
greater area), hundreds of labeled wines, and thousands of acres of premium wine grapes. While 
Lodi has been growing grapes for 150 years, the area's transition to premium wines arrived two 
decades ago in 1986 when Lodi's wine region received designation as an American Viticulture Area 
producing the Lodi appellation. Today, Lodi’s wines, especially the zinfandels, are commanding 
increasing respect.  

From a General Plan perspective, there are two key issues/challenges that will need to be 
addressed:  

• Tourism infrastructure, and its location and design. Lodi has experienced substantial in-
crease in visitor activity, but the tourism infrastructure has not kept pace with this growth. 
Room rates at Wine and Roses can be upward of $200 per night.  Working with other 
stakeholders—such the Lodi Conference and Visitors Bureau—the General Plan can pro-
vide synergy and the physical development direction to enhance visitor potential and ex-
perience. A key question that will need to be answered is whether downtown should serve 
as a tourist destination—with boutique hotels, new restaurants, and wine bars—as it has 
in other communities, such as Healdsburg and Sonoma, both clustered around plazas that 
provide concentration of activity to sustain visitor interest beyond winery visiting hours. 
The City’s current visitor infrastructure is located at the City’s edge, rather than in the cen-
ter.  

Tourism is addressed in greater detail later under Economic Strategy. 

• Greenbelt. A principal General Plan challenge will be to define a Planning Area/updated 
Sphere of Influence, and outline policies and programs that can ensure permanent agricul-
tural/open space use outside the urban area over the horizon of the General Plan. This will 
be a challenge, because a sphere of influence in California, as defined under State law, 
represents the probable future service boundary of a city or special district, representing 
the area within which the city or district is expected to grow. In both Napa and Sonoma 
counties, the role of open space protection has fallen on the shoulders of regional agen-
cies—counties or LAFCOs. In Sonoma County, voters also approved a unique sales tax 
that led to the creation of the Sonoma County Agricultural Preservation and Open Space 
District (SCAPOSD) to protect open space and agricultural operations and purchase lands 
for public recreation, and the County General Plan establishes “community separators” 
tied to the establishment of urban growth boundaries around each city.  

Clearly, compact urban form and downtown vitality, as is currently in evidence in Lodi, 
can help relieve development pressure on agricultural areas.  At the same time, it is 
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important to recognize that other communities—some of them nearby— may be happy to 
compete for the development that Lodi desires, without placing restrictions on it that place 
greenbelt-like sites off-limits. 

While no financial compensation to agricultural property owners is necessary just because 
of an expanded sphere, the key to actually maintaining permanent greenbelt over the 
lifespan of the General Plan is to formulate trade-offs that the current owners of 
agricultural areas can accept as a viable alternative to development, given the potentially 
large disparity between the value of land retained in agricultural use and the value of land 
that may be converted to urban use. Typically, owners of agricultural land have perceived 
the future ability to sell their land for development as their strategy for financing 
retirement or leaving an estate to their heirs. Indeed, the difference in the value of land 
restricted to agricultural use and the value of land that may be developed with urban uses 
is great. To reduce the pressure that results from this difference in value, the General Plan 
will need to address questions such as:  should some form of transfer of development 
rights (TDRs) or conservation easements to ensure permanent agricultural land 
preservation be pursued? Should small-scale bed and breakfasts, wineries or other uses be 
permitted in agricultural zones?  

Dyett & Bhatia has extensive experience in working in these settings, having prepared all 
three recent general plans for cities for larger cities in Sonoma County (Santa Rosa, 
Rohnert Park, and Petaluma). Mundie & Associates has extensive experience in this field, 
beginning with a comprehensive survey of agricultural preservation strategies in the 
Modesto area in the 1970s and continuing through an examination of land use conflicts at 
the urban/rural fringe and analysis of the likely effectiveness of transferable development 
rights and agri-tourism to preserve agriculture in the South Livermore Valley in eastern 
Alameda County (providing the economic foundation for the South Livermore Valley 
Area Plan). Our team will interview key sources in the Lodi area to identify issues that may 
be specific to that area, and then will prepare a candidate list of strategies to be considered 
during the general plan update process.  

Working Paper: Greenbelt Conservation Strategies 

The issue of the greenbelt—viability, how large, where, and what techniques and incentives would 
work—would likely be a critical component of the General Plan process. In effect, the very 
definition of the Planning Area/viable Sphere of Influence would rest to some degree on the 
viability of techniques for agricultural conservation.  

Thus, we propose to prepare a working paper fairly early in the process that would present issues 
specific to Lodi, techniques (such as conservation easements, and transfer of development rights) 
that have that have worked successfully elsewhere (such as in Sonoma, Napa, and South 
Livermore) and the kinds of uses permitted in agricultural areas in these places (such as wineries, 
produce storage and crushes, bed and breakfasts).   

ECONOMIC AND DEVELOPMENT STRATEGY, AND FISCAL 
CONSIDERATIONS  
Lodi’s economy is rapidly transitioning from food (General Mills), industry and manufacturing, 
and distribution to services. With immense potential in the wine industry and tourism, today the 
City stands at the cusp of a perhaps a major transformation in its economic base, which could 
provide resultant benefits to the community. Several issues in the General Plan Update will be 
strategic or economic in nature, and include:  
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Lodi’s economy is transitioning from food and industrial uses to services, and stands at the cusp of pivotal changes from the wine 
industry. 

Downtown Vitality 

Lodi has devoted substantial effort to revitalizing and maintaining its attractive downtown area.  
The City intends to continue supporting downtown in the future through attraction of office-
based businesses and tourist-oriented development (including perhaps a boutique hotel), and 
strengthening of Lodi’s image as the wine country destination in the Central Valley.   

Key to maintaining a vital downtown will be the recognition that some uses that the City hopes to 
attract to the city center will find it easier to locate in outlying areas, where development projects 
are simpler (e.g., because larger development sites are available, avoiding the need for parcel 
assembly; because they require no demolition or other forms of site remediation, etc.).  Just as 
Lodi considered how to keep downtown from faltering when Wal-Mart located at the edge of the 
City in the early 1990s, it will have to continue to devise policies and strategies to preserve and 
fortify downtown as the heart of the community while capturing additional economic 
development that makes important citywide economic and fiscal contributions. 

Such policies and strategies may benefit from analysis based in economics, which considers the 
factors that are useful in attracting specific types of businesses to specific communities and sites 
within those communities, the location thresholds (such as population size and density, parking 
availability, and complementary businesses) required by some businesses to locate in a place, and 
the development economics of alternative development regulations (e.g., floor area ratios, height 
limits, density limits, parking ratios, and setbacks) and fee structures. 

Tourism 

One type of economic activity that may benefit downtown—and that may be encouraged by a vital 
downtown—is tourism.  When a place has achieved an identity as a destination, it can attract 
visitors from the region and beyond, for stays ranging from an afternoon to several days.  The 
achievable length of stay depends on the number of “things to do,” the ambience of the place 
beyond the number of discrete attractions, and the availability and character of visitor 
accommodations. 

Lodi is well known within its region as one of the most attractive places in San Joaquin County 
and, indeed, in the Central Valley.  The city and surrounding area offer the visitor numerous 
winery-related visiting opportunities as well as other industrial tours, seasonal festivals, and other 
events.  The downtown area is attractive and well-maintained, offering stores, restaurants, and 
movies.  Historically, the city’s inventory of visitor accommodations has been located along 
Cherokee Lane (Business 99), east of downtown and in a distinctly different neighborhood (not 
walkable from downtown); today, several additional motels are available near Interstate 5, west of 
the city (at a greater distance from downtown).  One additional facility, a “boutique” hotel, is also 
available west of the city, but is also not within walking distance of downtown. 
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To provide full complementarity between downtown attractions and visitor accommodations, the 
city would benefit from the development of additional accommodations in or adjacent to the 
downtown area.  This goal is a challenging one:  from the economist’s perspective, the challenges 
include accessibility and (lack of) visibility from regional transportation routes (making it a 
necessity that this facility be oriented to destination, rather than convenience, visitors) and the 
ability to achieve sustainable occupancy rates in an area where tourist attractions are likely to be 
seasonal.  Both challenges may be overcome, but overcoming them requires sustained, 
coordinated effort inspired by creativity.   

One possibility may be to encourage (e.g., through changes in zoning regulations) the use of large, 
historic homes for bed & breakfast accommodations.  This strategy has been used successfully in 
Sonoma and Ashland, OR (among other communities) to provide attractive visitor 
accommodations without changing the character of the community. 

A key strategy is to diversify the city’s array of visitor attractions, including the creation of a 
walkable downtown district (similar to the area around Healdsburg’s town square, for example) 
that will entice visitors to spend time in Lodi.  Such a walkable district may benefit from modified 
development regulations that encourage upper-floor residential and office uses (to enhance 
everyday support for retail businesses) and other strategies to attract the types of businesses that 
would serve both residents and tourists. 

The City has done much to improve the downtown streetscape and appearance and many new buildings have been built, including 
Stadium 12, that are drawing people.  In cities such as Healdsburg (below center) and Sonoma (below right), downtowns play a 
central role in tourism as well -- with hotels, restaurants, wine tastings, and other enticements arranged in a walkable setting. 

Similarly, the expansion of programming at Hutchins Street Square to include a community-based 
theater group or additional one-night events could bolster Lodi’s visitor appeal. The Cinnabar 
Theater in Petaluma, the Napa Opera House, and the recently-revived Fox Theater in Redwood 
City all attract visitors from beyond the local area, who are also likely to dine out locally before the 
show and who become candidates for an overnight stay after the show.  

The City’s flat topography could also be an asset in drawing bicyclists, if principal destinations, 
wineries, and recreational areas could be knit together with safe and convenient bicycle routes.  
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Fiscal Viability 

The different land uses in a city, and the arrangements of those land uses, affect not only the 
economic viability of the private sector activities, but also the fiscal viability of the city itself.  Fiscal 
analysis considers the revenues contributed to the city by, and the costs incurred by the city to 
provide public services to, existing and new development.  

For general plans, fiscal analysis is often a useful tool for considering the different implications of 
varying amounts of land uses, the geographic arrangement of those uses, and regulations on the 
character of development (e.g., density or floor area ratio, parking requirements, etc.).  When 
applied to plan alternatives, fiscal analysis can inform decisionmakers about the relative benefits 
and costs associated with different amounts and patterns of new development, and can identify the 
critical development characteristics that affect fiscal outcomes and over which the city can exert 
some amount of control.  When applied to a preferred plan, fiscal analysis can provide an early 
warning system for impending revenue shortfalls, so that the city can consider and adopt strategies 
and mechanisms for balancing future budgets.  

A qualitative assessment of fiscal impacts of various development strategies is included in our 
scope of work; we have also outlined as an optional item preparation of a fiscal model that can 
help test the general fund impacts of various land use alternatives—Mundie & Associates has 
worked with Dyett & Bhatia to prepare fiscal models for several general plans, including San 
Ramon, Santa Rosa, Rohnert Park, and Petaluma.  

Working Paper: Economic Strategy 

Because Lodi is in a pivotal economic stage, conscious decisions on economic and land use 
strategy can have lasting repercussions. Thus, we propose to prepare a focused working paper that 
would present growth trends, likely demand for various land uses (including retail demand by 
segment), and opportunities, challenges, and possibilities for their arrangement in the Lodi of the 
future. Thus, for example, the strategy would examine demand for neighborhood-oriented retail, 
and possibilities for dispersing them to enable neighborhood walkability. It may quantify demand 
for hotels and visitor uses, and examine the pros and cons of concentrating hospitality uses (hotel, 
restaurants, wine tasting) in downtown, and the challenges that may need to be overcome or the 
incentives that may be necessary to attract the desired uses. 

This Working Paper would be prepared before the Alternatives are prepared, so that discussion 
and dialogue on the strategy options can be reflected in the Alternatives.  

DOWNTOWN  
Downtown is Lodi’s heart and soul. Downtown underwent a recent renovation with an innovative 
public-private partnership that invested in new streets, sidewalks, planters and streetlights. A new 
arch on School Street at Lodi Avenue with touches of local art vine motifs, new trees, and benches 
and sidewalks are helping to foster greater identity and provide pedestrian comfort. The Lodi 
Stadium 12 cinema at School/Elm has been exceptionally successful in drawing people and 
spurred establishment of cafes, restaurants, and shops around it.  

From a physical perspective, while downtown is easily walkable across in its east-west extent, it is 
more than half mile long in the north-south direction, and may need a greater diversity of uses to 
ensure full vitality. Because Lodi does not have a Redevelopment Agency that can facilitate public 
improvements through tax increment financing, assist with parcel assembly, or provide incentives 
to attract desired uses, the city will have to be especially artful in drawing hotels, offices, and 
perhaps even residential uses, that may add to downtown’s diversity and vitality.  
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Downtown is large, especially along the north-south axis; a greater complement of uses, including offices, hotels, and perhaps even 
residential, will foster increased vitality. Design policies can help ensure continuity of active uses at the ground level (alleyway, 
middle ;and alleyway with retail uses wrapped around the corner; right).

To achieve greater diversity in the downtown area may require a change in both the permitted 
array of land uses and the regulations on their development:  greater intensities, densities, or 
height limits, for example, can alter real estate economics to enhance the likelihood that land use 
change can occur.  At the same time, increased population density—through the attraction of 
office-based businesses, but particularly through the introduction of housing—adds support for 
downtown businesses. 

Additional design and development policies will be essential to ensure adherence to good design 
principles that result in street level engagement for pedestrians – such as with stores that wrap 
around and present a public face along alleyways, and awnings for shade.  

REVITALIZATION OF KEY CORRIDORS 
While much new development will happen at City edges, opportunities for infill, reuse and 
enhancement of appearance of key corridors remain. In Lodi, virtually all commercial 
development is clustered along key arterial streets—larger department stores and new big box 
establishments are clustered at the western edge of Kettleman Lane, and the rest of the corridor 
has an eclectic array of other commercial establishments, as well as two-story large size office 
buildings. Cherokee Lane is home to big box stores and auto dealers, as well as motels and fast-
food establishments capitalizing on the corridor’s proximity to Highway 99. Along both of these 
corridors, opportunities for reuse, infill, and intensification exist. New street trees are in evidence 
along both these corridors, and when these mature, their overall image and appearance will 
improve as well. Additionally, there are more neighborhood oriented retail establishments along 
West Lockeford Street, as well as ageing stores in scattered locations.  

As the City grows, there may be a need to re-examine the location of some commercial uses – 
particularly neighborhood-serving retail that could be easily accessed from neighborhoods, and 
other retail uses that could be located in downtown. Because of the very nature of arterial streets—
large widths, heavy traffic volumes—they do not lend themselves to a pedestrian orientation. In 
some areas, existing parcel boundaries (sizes and/or configurations) may inhibit the 
redevelopment of existing uses to conform to today’s design, access, and parking standards; some 
revisualization of possibilities and permitted development intensities might be required. A greater 
array of uses (including perhaps housing?) along some corridors may provide richness in use and 
activity as well.  
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Major commercial activity is concentrated in corridors such as Kettleman (above left and middle) and Cherokee (above right); new 
residential developments are at increasing distances from these corridors, and infill and reuse opportunities are present(below). 

AFFORDABLE HOUSING  
Lodi’s Housing Element was certified in December 2004 by HCD, and update of the Housing 
Element is not part of this RFP. Regardless, as the City increasingly transitions to a more service-
based economy (with an increasing number of jobs in the hospitality and retail sectors), land use 
mechanisms to increase the supply of affordable housing may need to be considered; otherwise 
workers in these jobs may need to commute in from elsewhere, adding to traffic and congestion, 
and businesses may have a hard time filling some jobs.  

Additionally, a substantial portion of future population growth in Lodi, like in other Central 
Valley communities, is likely to result from organic growth (births minus deaths) rather than in-
migration. Affordable housing choices will enable younger community members to remain in the 
community as they get older, want to purchase a house, or start a family. Ageing population has 
differing needs as well, and a desire to locate closer to amenities and services. Additionally, to 
preserve the greenbelt and accommodating growth, instead of just displacing it to adjacent 
communities, Lodi may want to think about how to make higher-density housing affordable to 
produce and desirable in the marketplace. Higher density need not necessarily mean multifamily 
housing—D&B prepared guidelines for high-density townhomes (at 30 units per acre) that has 
been built in the Capitol Area in Sacramento, and is extremely popular. The key is to have land use 
designations and design and development regulations that enable such projects to be viable.  

Compact urban form and 
affordable housing need not 
necessarily mean more 
multifamily housing or 
development out of scale with 
the existing fabric. Single family 
homes in the Capitol Area in 
Sacramento (left) at 30 
units/acre built under 
guidelines prepared by Dyett & 
Bhatia.  The General Plan 
should provide rich illustration 
of possibilities. 
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ENVIRONMENTAL AND AGRICULTURAL RESOURCES 
Ranked sixth in total production value, San Joaquin County continues to be one of the most 
productive agricultural counties in the State.  Locally, the Lodi-Woodbridge area is a recognized 
leader in agricultural production with over 70,000 acres of land in current wine grape production, 
with an approximate annual yield of 600,000 tons of grapes valued at $300 million (Lodi-
Woodbridge Winegrape Commission, 2006). These local agricultural activities not only contribute 
to the City’s economic base but they are also intrinsic to the local quality of life, and provide 
environmental benefits.  

The combination of soil type, location, weather, and water availability makes agriculture an 
important environmental resource. In addition to several local economic benefits and the 
preservation of important soil resources, farmland has other environmental benefits, including 
aesthetic, biological, and hydrological. Agricultural land is a form of open space that has inherent 
aesthetic value as part of the rural landscape. Open space separation between communities is a 
recognized benefit in distinguishing communities and in reinforcing their identities. From a 
biological perspective, agriculture may provide foraging habitat for several species of wildlife, 
including special status birds such as Swainson’s Hawk. Agricultural land also can act as a 
transitional buffer between natural areas and more intense urban land uses. The conversion of 
agricultural land has hydrological implications, as loss of open space changes the existing 
watershed and may reduce groundwater recharge areas (as opposed to urban development which 
creates large areas of impermeable surfaces), critical given that Lodi relies on groundwater for a 
majority of its municipal needs.  

ZONING AND PLAN IMPLEMENTATION  
A comprehensive revision of the City’s Zoning Ordinance is currently underway. A draft of the 
document has been prepared, although staff has not yet reviewed it. It is likely that the updated 
General Plan will require some modifications to the zoning regulations as a result of new policy 
initiatives—such as new use districts or changes in design and development standards for selected 
uses/areas, or changes in Subdivision Regulations related to street connectivity standards. This is 
likely to be a modest effort, as the Zoning Ordinance Update project would likely have resolved 
most of the existing underlying issues.  

While the current project does not include a revision to the City’s Zoning Ordinance, the team’s 
extensive experience in formulating land use and development regulations will help to ensure that 
the new General Plan’s principles and policies can be translated into meaningful implementation 
programs including development standards and procedures that can be used to implement the 
Plan on a daily basis. Dyett & Bhatia is currently leading several concurrent General Plan/Zoning 
Ordinance updates, including Santa Monica, Pomona, Concord, and Emeryville—these 
communities have found it beneficial to have new regulations in place at the time the General Plan 
is adopted, so implementation can be carried out smoothly. We have included an allowance for 
zoning regulations update as an optional item in our scope of work, should the City so desire to 
pursue this.  
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1.3 OUR GENERAL PLAN WORK METHOD 

In this section we outline our approach to general plan assignments, and how we propose to work 
with staff and decisionmakers. Our approach to public participation is outlined in Chapter 2.  

PLAN-MAKING AS A COLLABORATIVE PROCESS 
At Dyett & Bhatia, we believe that plan-making is a collaborative process that involves decision-
makers, the public and staff. We use the best tools available for research and analysis and are adept 
at synthesizing a wide range of information into choices that are logical and understandable. 
Through our efforts, we seek to articulate a framework for development that has lasting value, and 
policies, programs and standards that provide a path for communities to attain their vision of the 
future. Our work is “place based”, and we always tailor our work programs to each community’s 
needs; we don’t have “cookie-cutter” solutions, nor are we missionaries, advocating a particularly 
community design philosophy. 

INFORMING DECISION-MAKERS 
Our work has value only if it results in good decisions by those we serve. We provide information 
and ideas that enable confident choices. We help communities work through controversy by 
making even-handed presentations that build trust in the planning process. We firmly believe that 
planning decisions must express a community’s personality and its perception of the public 
interest. 

Growth can affect a community’s quality of life and a government’s ability to serve its citizens. To 
lessen these impacts, local officials—and the residents and businesses they serve—must be 
informed of the consequences of land use alternatives by a systematic assessment of the impacts of 
future development on capital facilities, public services, and the natural environment. The right of 
a community to choose its pace of growth is, ultimately, a policy issue that must be decided by 
elected officials with informed public participation. Planners can help by offering creative choices 
that respond to local issues and concerns and by outlining the economic, fiscal, and environmental 
trade-offs. The Lodi General Plan should serve as the City’s constitution. To be effective, this 
constitution should: 

• Be clear, concise, easy to use, and internally consistent;  

• Address a comprehensive range of subject matter, such as land use, transportation, natural 
resource management, economic development and community design; and  

• Provide clear direction for evaluating development proposals and for planning capital im-
provements.  

VISIONING: FROM BROAD GOALS TO ALTERNATIVES AND POLICIES 
Dyett & Bhatia will offer choices for Lodi’s long-term future that are meaningful and provide a 
basis for evaluation. In identifying alternatives, we will walk the line between “big idea” planning 
concepts (i.e., strong, vital downtown or “urban villages” in new growth areas west of town) and 
incremental changes within the established pattern of land uses. Too great an emphasis on the first 
type of option can result in intellectually attractive but unrealistic proposals. Too great an 
emphasis on the latter approach can lead to alternatives that solve short-term problems but 
provide too little direction for the future.  
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We have had success developing “planning alternatives” in response to critical issues and concerns 
as a means of focusing discussion at community workshops. Issues and alternatives go together; 
for each issue, the planner’s job is to offer choices and compare their effects. Such choices require 
trade-offs because no single option is likely to satisfy all concerns. The economic, fiscal, social, and 
environmental effects of several alternatives must be evaluated. Our job will be to help frame the 
questions and provide decision-makers with enough information to allow them to feel confident 
about their choices. We believe that this approach is essential to provide the detail expected from 
the General Plan and move beyond generalities to a specific action program.  

Once the alternatives are reviewed, we hope the City Council will have a good idea of which ideas 
and approaches to the new General Plan have broad support among Lodi residents. Our job will 
be to pull together the consensus that hopefully emerges into a coherent statement of what Lodi 
wants to see for the future. The General Plan will represent a complex balancing of the needs and 
desires of various groups, including homeowners, landowners, developers, employers, children, 
and the elderly. Striking the right balance will be the key to a successful process. 

EMPHASIS ON IMPLEMENTATION 
At Dyett & Bhatia we truly believe that implementation is an integral part of the planning process, 
not an afterthought. This will be critical to ensure that Lodi’s new General Plan has the desired 
result, and does not just represent “shelf-art” but is an effective tool for city-building – 
programming public improvements and guiding private development. Our considerable 
experience writing zoning and development regulations informs practical policy formulation to 
effectively achieve community goals. 

Successful implementation requires that the new Plan:  

• Forge consensus among City officials and stakeholders on implementation methods for 
growth and community design strategies;  

• Contain the right mix of regulatory options, incentives, guidelines and potential public 
and private initiatives;  

• Articulate choices that are realistic and balance flexibility and certainty, flexibility and re-
view time, flexibility and administrative costs, and development cost and design quality; 
and  

• Provide strategies that will lend themselves to the unique characteristics and needs of op-
portunity sites within the City’s Planning Area and provide a flexible and enduring frame-
work for development. 

WORKING WITH CITY STAFF 
We envision working in close partnership with City staff. The complementary skills and 
knowledge of City staff and consultant team can result in a process that is efficient and planning 
documents that are effective. Staff’s familiarity with the City’s issues and resources, coupled with 
consultants’ technical expertise and broad experience, will ensure that Plan policies are realistic 
and have broad community support, and allow Lodi to gain from the experience of other 
communities.  

We expect City staff to help in coordinating with the City Council, the Planning Commission and 
the General Plan Steering Committee and maintaining a liaison with residents and business and 
property owners and their representatives. Staff also will provide baseline information, such as on 
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development projects, public facilities, and other resources. Another essential City staff role is to 
review all draft products, provide unified direction to the consultant, and resolve conflicts that 
may result from review by individual department heads. 

The RFP states the City’s desire that the consultant provide staff support services, such as agendas 
and meeting notes. Dyett & Bhatia performed a similar role in the recently completed Downtown 
San Diego planning project—maintaining the project website, preparing agendas and minutes for 
steering committee meetings, and conducting project mailings, and will be happy to provide such 
services for this project.  

1.4 APPROACH TO SPECIFIC GENERAL PLAN COMPONENTS  

GENERAL PLAN STRUCTURE 
Lodi’s updated General Plan needs to provide overall strategies and policies that provide clear 
direction but could also include recommendations for development standards that foster livability, 
protect agricultural uses and open space, project review procedures, and other such provisions 
that will make it easier to implement the Plan’s policies and achieve its objectives. Ideally, the 
General Plan should provide the vision and policy direction, zoning should implement this vision, 
and if necessary, design and other guidelines (such as those relating to green building, for 
example) should provide direction on qualitative issues and serve as a basis for discretionary 
review. A well-crafted General Plan will simplify the all-important task of converting policies into 
effective rules and regulations to guide land use and development.  

We also believe that a General Plan should be policy, rather than background information driven. 
Issues and other background information belong elsewhere, and not in a plan. Policy language 
should well-crafted, so there is no ambiguity about what it means. Policies should provide 
adequate direction for implementation; Lodi’s current General Plan is replete with “feel good” or 
“encourage” policies—these are well-meaning statements, but provide very little implementation 
guidance—for example, a policy that simply states “the City shall encourage preservation of 
agricultural land surrounding the City” is not very meaningful in the absence of actual 
implementing mechanisms.   

The General Plan should also rely on maps, diagrams, and other visual information to make 
intention clear. Where an item has been conveyed on a map, it need not be repeated in text. The 
General Plan should also strive to provide standards—which are items that can be mapped or 
measured—where appropriate—such as for traffic, bikeways, park size and location, etc.  

ENVIRONMENTAL IMPACT REPORT  
The EIR for the new General Plan will be a Program EIR. A Program EIR allows for the 
consideration of a broad range of environmental issues, and is designed to streamline the 
environmental review process. It may serve as a baseline for analysis, and covers the general 
environmental impacts of the General Plan Update. However, if a project arises that is beyond the 
scope of the original analysis, it can be revisited and amended.  

The D&B team, along with ESA to provide technical expertise, has extensive knowledge of and 
experience with the preparation of EIRs for policy projects such as this, as well as extensive 
experience in preparing environmental documents for general plans for surrounding 
communities, such as Galt and Stockton.  
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Integrating the General Plan and the Environmental Review  

The approach to environmental assessment has five key objectives: 

• To ensure that environmental opportunities and constraints identified in the investigation 
of existing conditions are reflected in the development of the General Plan; thus, in effect, 
integrating the planning and environmental process; 

• To identify General Plan policies that will mitigate any adverse environmental effects of 
Specific Plan implementation, resulting in a "self-mitigating" plan. Virtually all of our 
General Plan EIRs (more than ten in the last six years) do not have even a single added-on 
mitigation;  

• To fully satisfy CEQA requirements for environmental documentation of the General Plan 
and provide a compendium of environmental information; and 

• To make maximum use of the environmental information available through plans and 
various environmental documents and specific studies in the City, as well as information 
from regional and state agencies; and 

• Creation of a process to minimize the environmental review required for the evaluation of 
future development projects consistent with the updated General Plan. 

We have been able to achieve these objectives through use of the following techniques:  

• Establishment of a comprehensive data set for existing conditions for all environmental 
issue areas through the preparation of the Technical Background Report; 

• Development of critical environmental review methodology to objectively analyze the 
updated General Plan’s policy implications and implementation components; 

• Determination of relevant environmental impacts based upon sound technical analyses, 
and use of appropriate and applicable thresholds of significance for the policy evaluation 
and documentation of thresholds of significance for the evaluation of future development 
projects within the city; 

• Communication of the information on environmental impacts to the consulting project 
team, City staff, the public, and decision-makers resulting in a cohesive integrated Plan 
analysis and implementation strategy; 

• Compliance with all aspects of the environmental review process (including the scoping 
process, EIR preparation, Draft EIR public review, response to comments, and the 
Mitigation Monitoring Program) with CEQA and the CEQA Guidelines (as amended 
through September 2004); and 

• Minimizing adverse impact through identification of Land Use and Circulation Element 
policies to result in a “self-mitigating” plans to the extent feasible; and  

Combined General Plan/Sphere of Influence Expansion EIR 

This General Plan is likely to result in an expanded Sphere of Influence, within which an Urban 
Growth Boundary may be outlined. In order to approve the expanded sphere, the San Joaquin 
LAFCO would require, among other things, environmental review of the sphere expansion.  

We propose to prepare a combined General Plan/SOI expansion EIR, that will address not only 
the direct, indirect, and cumulative impacts of urban development, but also examine how 
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proposed update will comply with LAFCO’s policies specific to the discouragement of urban 
sprawl and the preservation of open space and prime agricultural lands.  This combined effort will 
result in time and cost savings for the City. We have used similar approaches in some of our 
general plan EIRs, including most recently the Rohnert Park General Plan/SOI Expansion EIR.  

To help incorporate these key environmental concerns into the City’s General Plan Update, our 
team’s approach is based on a familiarity with key open space issues and on established 
relationships with many of the responsible agencies that will provide input on the development of 
policies designed to address key environmental issues.  Several of these agencies and programs 
include the San Joaquin Council of Government’s Multi Species Habitat Conservation and Open 
Space Plan, the San Joaquin Valley Air Pollution Control District, and the Central Valley Regional 
Water Quality Control Board.  

MAPPING AND GEOGRAPHIC INFORMATION SYSTEMS 
It is critical that mapping efforts undertaken as part of the General Plan Update serve a useful 
analytical function during the Plan preparation process and be easy to update in the future. The 
creation of environmental resources and land use layers would be one of the products of the 
General Plan Update process, which we will integrate with the City’s existing parcel base system 
and provide to the City at the culmination of the planning process. Dyett & Bhatia offers 
exceptional in-house capabilities for GIS and computer modeling and animation, which will be 
extremely helpful for this project.   

Scenario 360 

We propose to use a customized version of Scenario 360 to enable efficient and accurate 
tabulation of development capacity and impacts. Scenario 360 is a powerful suite of software tools 
that can be utilized in meetings and workshop settings to update alternative land use patterns, 
development assumptions, and projected impacts in “real time”. Rather than waiting on the 
project team to return with illustrations of concepts and ideas, people can instantaneously see 
their input illustrated and discussions can productively move forward. We anticipate using 
Scenario 360 with staff/decision-makers for examining revisions to the Preferred Plan and 
reaching consensus. 

 Scenario 360P
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TRANSPORTATION AND TRAFFIC ANALYSIS 
Dyett & Bhatia has extensive experience with devising performance criteria that measure mobility 
and accessibility, not simply traffic levels of service. These measures would be especially critical as 
Lodi looks to the future to foster livability, especially as opportunities to simply widen streets to 
handle more traffic are limited. These criteria, to be customized in concert with staff and decision-
makers, can be used to evaluate various land use alternatives, as well as used as significance criteria 
for the EIR.  

The City’s traffic model (by Fehr and Peers) will be built using either TPP+ or TransCAD 
software, which is GIS based. This will enable GIS-based land use information to be seamlessly 
integrated with transportation analysis—D&B has worked with Fehr and Peers on numerous 
general plans (over 10), and has established working relationships with their staff. 
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2 Public Participation 

This chapter outlines our approach to public participation, and identifies various program components 
included in our proposal. Actual meetings, newsletters, etc. are integrated with the tasks in Chapter 3: 
Scope of Work.  

It should be noted that design of the final Public Participation Program would require staff and 
decision-maker input; this process is included in Task 1 of our Scope of Work.  

An effective public participation program should create confidence in the planning process, ensure 
that Plan policies have broad-based understanding and support, and reflect the interests and needs 
of the community. Successful Plan-making requires a collaborative relationship between the 
general public, community representatives, the planning team, and decision-makers.  

Creating an appropriate and responsive public participation program for any General Plan 
program is a significant challenge, as individuals tend to focus on and become engaged in localized 
development issues rather than considering the city holistically and on projects that are planned to 
be implemented in the immediate future rather than the long-term. All too often, comprehensive 
planning processes attract the involvement of a handful of citizen activists, who monitor City Hall 
and frequently participate in City Council and Planning Commission meetings, but fail to engage 
the average resident and business-owner. Typically, it is difficult for the general public to 
understand the implications or relevance of comprehensive planning process for themselves.  

Our challenge will be to reach out and engage the attention, interest, and active involvement of a 
broad representation of Lodi’s interests. To ensure inclusion within the practical limits of time and 
budget, we propose a mix of techniques that will provide opportunities for the entire city to be 
educated about and provide input for the planning process. This program will engage local 
organizations and groups that are valued by the community in soliciting participation 
communicate using imagery and graphic tools to facilitate understanding of planning concepts 
and policies, employ methodologies that effectively foster input and assure participants that their 
voices have been heard, and build a constituency for the Plan’s policies and programs. In 
particular, the public involvement program will address the need to develop an outreach program 
that speaks to and engages participants of diverse backgrounds, educational levels, languages, and 
interests.  

2.1 APPROACH AND OBJECTIVES 

Because of the wide-ranging impacts of the General Plan, it is particularly important to facilitate a 
broad range of public participation. As we envision it, Lodi’s General Plan Update public 
participation program should fulfill five broad purposes: 

1. Educate the public about the purposes of the General Plan, its physical, economic, and 
social implications, its process, and how they can be involved. 

2. Inform the public about the current state of the City, its issues, and critical trends that may 
affect its future. 

3. Expand the public’s awareness of planning strategies and policies that have been used in 
other cities throughout the State and proven to effectively address critical issues and 
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achieve community visions comparable to those facing Lodi with broad support by local 
residents and decision-makers. 

4. Provide opportunities for the vigorous discussion of and effective input regarding issues, 
visions, planning principles, growth and development scenarios, Plan policies and 
programs, and comments on the Environmental Impact Report. 

5. Achieve public ownership of the recommended updated General Plan. 

While much of the outreach will occur through the decision-maker workshops, the public 
participation process should provide a means of expression to community members and business 
groups – both those who are comfortable with the political process and individuals and groups 
who do not normally participate in traditional decision-making processes. It should also serve as 
an educational forum, providing an understanding of the inter-relationship between Plan issues, 
and their implications for City residents and businesses. The success of this planning effort will 
depend in large measure on how well it takes into account the public’s views about growth and 
conservation issues, and how well it addresses those issues identified as most critical to the future 
of the community. 

2.2 PROGRAM COMPONENTS 

Our Scope of Work (Chapter 3) incorporates several components that are listed below. In addition 
we outline a few optional components that may be considered for inclusion in addition to or as a 
substitute to the components included in the base Work Program. It should be noted that we 
propose that the Public Participation Program be finalized in consultation with staff and decision-
makers, as part of the initial tasks. Components of the Participation Program follow.  

STAKEHOLDER MEETINGS 
One-on-one interviews with stakeholders are an important and effective way to gather 
information and perspective. A series of questions can be asked to learn the about major issues of 
concern, deal breakers, desirables, and the political factors that may come into play. Often people 
will be much more candid in a one-on-one or small group interview. Key stakeholders could 
include community leaders, property owners, environmental groups, some key public agency 
representatives, and/or City Council and Planning Commission liaisons. 

A schedule of public workshops and stakeholder interviews will ensure a variety of community interests are considered during the 
General Plan Update process. 
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CITY COUNCIL/PLANNING COMMISSION WORKSHOPS AND STUDY 
SESSIONS 
The RFP states that the Planning Commission and/or the City Council might directly serve as the 
stewards of the General Plan – a role, which in some cities, is performed by a Steering Committee 
or a Task Force. It is also possible that decision-makers may appoint a subgroup to work with the 
community, staff, and consultants on the project. We welcome the opportunity to work directly 
with decision-makers, who ultimately will adopt the Plan. 

The decision-maker group will be responsible for shepherding the planning process, provide 
leadership, review City staff and consultant research and technical analyses, and provide input for 
and confirm key issues, visions, and land use planning policies. It is recommended that the 
decision-makers focus on input, review, and “buy-in” to fundamental visions and policy 
directions. Detailed deliberations on precise policy and program wording should be discouraged. 
At the outset of the planning program, the decision makers will be interviewed as a source of 
information about existing conditions of the City, its strengths and weaknesses, issues, and visions 
for the future. This will help frame the scope of discussion of subsequent public surveys and 
workshops. 

Decision-maker meetings will be scheduled at regular intervals throughout the planning program. 
It is assumed that the two bodies or an appointed sub-committee would meet approximately 15 
times during the planning process. As suggested in the RFP, the consultant, in consultation with 
City staff, will prepare meeting agendas and distribute materials to be addressed at each meeting, 
and keep meeting notes/summaries. Meeting agendas and summaries should also be posted on the 
Web Site.  

CITYWIDE MAIL-IN SURVEY 
The RFP suggests surveys to gain community input. Within the last few years, Dyett & Bhatia has 
conducted numerous phone surveys (Petaluma, Santa Clara, and Santa Monica), and Internet 
(Santa Monica). Within the last one year, we have great success with two mail-in surveys as part of 
general plans—recently, we have conducted mail-in surveys as part of the Emeryville General Plan 
or about 7,000). The typical response rate is between eight and ten percent; if one in three of the 
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Lodi’s 22,000 households (latest figures for households in the City as per the State Department of 
Finance), or about 7,350 households, were targeted, we would expect about 600 to 700 completed 
responses. The cost of this survey is built into our budget; a citywide mailer (covering all 
households) would be slightly more expensive – a cost estimate for this is also provided in our 
budget as a separate line item.  

The questionnaire would be designed in consultation with City staff. We would meet with staff to 
identify basic categories and themes for public feedback in consideration of input from decision-
makers. Generally, the questionnaire would focus on the identification, confirmation about values 
and visions for how Lodi should evolve in the future, and the principles that should form the basis 
for the preparation of the updated General Plan. The survey would be postage prepaid, with 
questions running on one-and-half pages of an 8.5”x11” sheet of paper, and will include a few 
open ended questions.  

Mountain West Research Center (a firm that is currently coding the Redlands General Plan 
surveys for D&B) will code the survey. Resulting input would be tabulated, summarized, and 
presented to the public in subsequent community events. 

Phone Survey (Optional) 

As an alternative to mail-in survey, a phone survey (approximately 400 completed responses) 
could be conducted – this would be more expensive and less inclusive, but statistically somewhat 
more accurate (because it eliminates self-selection bias) and allow for branched probing. Dyett & 
Bhatia has worked with Godbe Research on phone surveys for Petaluma and Santa Clara.  

CITYWIDE WORKSHOPS 
Citywide workshops will be conducted at three stages during the planning process to synthesize 
issues, visions, and policies at the citywide scale. Each workshop would be structured as an event 
for the entire family and use innovative participation techniques that engage the interest, 
maximize opportunities for input, and send a message that the input has been heard and 
considered in the planning process.  

These Time Magazine covers are an example of a 
workshop exercise where participants envision their 
hometowns making headlines as model cities. 

Facilitated small group discussion in a large workshop setting.
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Specific methods will be selected in collaboration with City staff in response to the specific 
objectives of the planning process and consideration of available budget and supporting City 
resources. Workshop methods may include: 

• Large-scale base maps or aerials for recording of community issues, visions, and preferred 
options. 

• Visual preference surveys presenting images of community places, characteristics, and 
issues and possible land use development, conservation, and other pertinent strategies, 
which are rated according to their importance and/or acceptability. 

• Written essays, note cards, and other comments that articulate visions, planning issues, 
and reactions to planning options. 

• “Break-out” sessions addressing issues, visions, land use options, and candidate policies 
and implementation programs. 

• Panels of consultants and other experts addressing key issues and potential policies. 

• Large scale “wall graphics” and flip charts on which public comments are graphically 
recorded. 

• “Delegate” score cards on which the votes of individual participants, appointed delegates, 
and/or small groups for planning options are tabulated.  

Because many of our planners are bilingual, we would be able to easily conduct tabletop 
facilitation in Spanish. We would also be willing to look into Urdu facilitation, should that be 
deemed necessary.  

Multilingual workshop outreach.Youth outreach conducted by D&B for Emeryville General
Plan. 

NEIGHBORHOOD FORUMS 
While Lodi is a compact city, and conducting a citywide survey and citywide workshops should 
enable participation by all, a special effort may be needed to reach out to some of Lodi’s 
neighborhoods—particularly the Eastside—that may not be well represented in citywide 
workshops, or may have special language or cultural needs. We propose to conduct four 
neighborhood “forums” or informal free flowing town-hall style workshops to reach out to the 
Eastside community and understand issues most pressing to them.  
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LIVABILITY ASSESSMENT 
We propose to conduct a livability assessment, drawing upon residents’ perception of the city and 
their neighborhood. We conducted a similar assessment for the Santa Rosa General Plan, through 
a small but strategic door-to-door survey. This could also be tied in with a youth workshop, as we 
have recently done in Santa Monica and Emeryville. Using cognitive mapping, residents will be 
invited to identify places they value, draw maps, and suggest improvements that would enhance 
their quality of life. This assessment will be complemented with physical observations to provide 
recommendations for livability enhancement policies that could be folded into the updated 
General Plan.  

WEB SITE 
We will design a project website on the City’s homepage, and prepare information about the 
purposes of the planning process and project progress; workshops; access to meeting materials, 
reports, and graphics on-line; and responses to surveys and other information gathering forums. 
The site will also act as a record of the process, providing meeting dates, agendas and meeting 
notes in a central, accessible location. Project memorandum and milestone documents will be 
uploaded to the project website to be accessed by interested citizens.  
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 An informative website will connect the 
public with upcoming events, publications, 
and project schedule. Examples of 
websites by Dyett & Bhatia for planning 
purposes. 

NEWSLETTERS 

Newsletters will be developed at key points in the process and distributed to both residents and 
businesses throughout the city. A newsletter is an excellent vehicle for informing the public about 
the Update process, describing how they as citizens can participate and presenting schedules, 
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information about community workshops, key issues, plan alternatives, and policy 
recommendations. Response (feedback) forms that can be mailed back to the City may also be 
incorporated. The newsletters will emphasize graphics, photos, and illustrations in order to be eye-
catching and make the planning concepts easily understood. This project could develop a stand-
alone newsletter or incorporate project information into the newsletter published jointly by the 
City/Chamber of Commerce, depending on lead times.  

PRESS AND MEDIA RELEASES 

Press and media releases will be prepared and distributed to local media at key benchmarks in the 
planning process and in advance of the neighborhood and citywide workshops and other public 
forums. Editors and writers for local newspapers would be encouraged to publish articles about 
the planning process, key issues, options, and recommended policies and programs. Local cable 
television outlets would be encouraged to broadcast live or by taping the public workshops and 
other public forums. 

OTHER OPTIONS 

Following are some other techniques we have used in other communities that we are willing to 
discuss:  

“Discover Lodi” Guidebook 

A guide book would be prepared to enable 
participants to observe and record their comments 
about key assets and issues that will help frame the 
discussion of the City’s vision and land use 
implementation strategies. In other communities, 
this has proven to be a valuable technique to help 
residents learn about the City’s diverse districts and 
neighborhoods and corresponding issues, and to 
provide opportunities for input about how these 
should be resolved. The guidebook could be 
structured by district or theme (urban design, 
housing, business districts, etc.) so that a series 
would be produced. These guidebooks would 
further the community’s understanding of issues 
and land use concepts while providing a 
mechanism for input. 

The guidebook would contain a map and photographs that identify the locations to be observed; 
questions regarding the site’s positive and negative attributes, issues, and opportunities for the 
future; ideas for implementation strategies; and blank space for the recording of comments. The 
guidebooks could be made available at City Hall, local parks, schools, and other public venues, 
and/or local businesses, as well as distributed to neighborhood groups and organizations. 
Participants would be requested to mail them to City Hall or drop them off at key locations. 

We would work with City staff in identifying the locations to be observed and drafting the 
questions to be addressed. Results would be documented for use in subsequent public 
involvement events and consultant work products. D&B has used this approach as part of our 
ongoing work on general plans for Santa Monica and Pomona.  
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Children and Youth Programs 

Our experience has shown that one of the most effective public outreach techniques is the 
involvement of local schools. This may involve activities in which children either participate 
directly or serve as the conduit of information to their parents. The former can include input 
regarding the students’ perception of community issues and visions for the future—drawing 
pictures/making collages of their favorite and least favorite places, how the City should look in the 
future, and plans for neighborhoods and districts; writing essays about community issues and 
their visions for the future of the City; and/or responding to questionnaires. Specific activities 
would be designed to reflect the grade level of the participants. The consultant team can 
coordinate with City Staff and the Lodi School District to develop a program for classroom use. 

Internet-Based Participation/ Surveys 

Feedback on issues/land use alternatives can be gained through Internet-based approaches. A 
presentation will be provided, following which a variety of questions will be posed to gain 
feedback. D&B used this approach for the City of Santa Monica, but we have found mail-in 
surveys to be a more effective form of outreach.   
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3 Scope of Work 

3.1 PHASES 

Our approach to the General Plan Update and the Environmental Impact Report work program 
envisions the project to be broken down into major phases, reflecting integrated public 
participation and analytical processes. These four phases—Background Studies and Issues, 
Choices, Draft Products, and Final Products—are outlined below.  

Throughout these phases, the General Plan update will need to address the major issues being 
faced by the City. Understanding what these are and how they are perceived will evolve as the 
program proceeds; we believe that it is essential to retain flexibility to address and respond to 
specific concerns within the State mandated context of what a General Plan is and how it is 
intended to be used.  

Phase I: Visioning and Outreach, and Background Studies 

Visioning and Issues for the General Plan Update. Key issues would be identified through field 
reconnaissance and review of planning documents, stakeholder interviews, a citywide survey, 
decision-maker meetings, as well as a community workshop and a community forum.  

Land Use and Vacant Parcel Survey. A complete land use data layer would be created from 
existing data sources where available, and third party sources. Field surveys would be used to 
confirm the land use data, which would be given to the City as an ArcGIS data layer, and displayed 
on printed maps. Significant vacant parcels and parcels with redevelopment potential would be 
surveyed in more detail and identified in the Opportunities and Challenges task.  

Working Paper: Greenbelt Conservation will be prepared, focused on issues specific to the greater 
Lodi-Woodbridge area. Successful strategies that have worked elsewhere in the State in the context 
of wine production will be presented. A Planning Area will be defined.  

Existing Conditions, Opportunities and Challenges Assessment.  Three working papers will be 
prepared to present a comprehensive assessment of opportunities and challenges related to the 
Lodi General Plan:  

• Working Paper: Land Use, Transportation, and Natural Resources. The report would be 
designed to initiate a meaningful dialogue with the community with policy options that 
would respond to issues identified through the public visioning workshops and in subse-
quent community forums.  

• Working Paper: Growth and Economic Strategy. Growth prospects will be quantified, and 
choices related to development strategies—including housing, commercial uses, and tour-
ism—presented.  

• Working Paper: Urban Design and Livability Assessment. An assessment of citywide and 
neighborhood-scaled livability will be performed, reliant both on interactive working with 
the community and fieldwork.  
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Phase II: Choices 

Alternative Plans Workbook. This workbook would draw from ideas that have emerged from the 
community forums and discussions with the City on land use concepts and classifications, and 
others, such as economic development initiatives and livability/sustainability concepts. Land use 
maps will be supplemented with visualization of selected areas. Impacts of the alternatives will be 
discussed to enable informed decision-making, including through the use of Scenario 360.  

Preferred Vision. In close cooperation with the community (including a citywide workshop) and 
decision-makers, a Preferred Vision/Plan will be prepared. The Preferred Vision will encompass 
the land use and urban design framework, including issues related to development intensities and 
building massing, to provide the basis for preparation of detailed proposals in the General Plan. 
Vision statement/General Plan themes will be endorsed by decision-makers.  

Framework Concepts and Key Goals. These will complement the physical development 
framework embodied in the Preferred Vision. Key goals for each element will be identified, 
providing the bridge between the Preferred Plan and detailed policy development.  

Phase III: Draft Documents, and  
Phase IV, Final Documents 

Draft General Plan. The Draft General Plan would include all of the State-mandated elements as 
well as Community Design and Livability Element. The emphasis would be on “objectives” and 
“policies” that all tie back to the vision, preferred plan. Policies would be written with the intent of 
establishing the basis for implementing ordinances. Following public review and hearings, the 
Final General Plan would be prepared. 

Environmental Impact Review. Impact assessment would be conducted parallel to General Plan 
preparation, so that mitigation can be built into the General Plan, resulting in a self-mitigating 
Plan. The impact assessment, documented in the Draft EIR, would be circulated for public review 
and then finalized with the responses to comments meeting all CEQA requirements.  This EIR will 
also serve as the environmental assessment for the Sphere of Influence changes.  

Adopted General Plan. This will laid out in an easy-to-read format, with rich use of photographs, 
drawings, and three-dimensional visualization. It will be provided to the City in a format so as to 
be easily accessible on the web.  

3.2 SCOPE OF WORK 

This section outlines our proposed work program for all phases of the Lodi General Plan Update. 
The program is organized into nine tasks, from project initiation to publishing the final General Plan 
and EIR documents, incorporating the work outlined in the Request for Proposals. The sequence of 
work products, community meetings and City Council/Planning Commission workshops are 
graphically illustrated in Section 4.2: Schedule.  

The task-by-task descriptions that follow present our approach to data collection, alternatives 
analysis, policy formulation and preparation of the documents. Each task description includes a 
purpose statement at the beginning. We have tried to cover all of the various topics covered in the 
RFP and our discussion with staff within this task structure.  
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Initials in parentheses following the sub-section heading identify the lead firm for each sub-task: 

• D&B:  Dyett & Bhatia, Urban and Regional Planners 

• ESA:  Environmental Science Associates 

• M&A:  Mundie & Associates, Economic and Fiscal Consultants  

• South: Michael Southworth 

• F&P:  Fehr and Peers Associates, Transportation Planners 

• NA:  Nolte Associates, Civil Engineers 

• GRA:  Godbe Research Associates, Public Opinion Surveyors 

• MWR: Mountain West Research, Public Opinion Surveyors 

TASK 1:  RECONNAISSANCE, ORGANIZATION, AND PUBLIC 
PARTICIPATION PROGRAM 

The objective of this first task will be to finalize the Public Participation Program, as well conduct a 
series of introductory and organizational tasks. An introductory meeting between the consultants and 
City staff will occur. Background information needs will be determined, plan product formats, 
including computer-mapping formats, will be established, and the available land use information will 
be analyzed. Based on these introductory meetings and the evaluation of existing information, the 
proposal work program will be refined into a Final Work Program. The Work Program will be used to 
guide and track the General Plan and the EIR. In addition, the Work Program will clearly define 
overall project management and organization, staffing, technical studies, schedule and deliverables, 
and quality control measures to ensure cohesiveness and consistency of the final products. 

Also included in this task is fine-tuning the Public Participation Program, although this component 
has to be flexible to respond to changing needs as the project progresses.  

A. Conduct a kick-off meeting with City Staff (D&B; Team). The consultants will meet with 
members of the City Planning Department staff to discuss their ideas and aspirations for the 
project. At these meetings data sources will be identified, roles and responsibilities will be 
clarified, communication protocols will be established, and work program modifications will 
be discussed.  

City staff will also provide team with an overview of existing plans and program, pipeline 
development, major opportunities, and issues. Existing information needed for the General 
Plan will be gathered. Additional information will be assembled, including water, sewer, 
transportation and other facility plans, existing land use, and details on the status of proposed 
and approved development projects. 

B. Develop detailed Public Participation Program (D&B). A detailed public participation 
program will be developed in coordination with City staff, using the components identified in 
Chapter 2 of this proposal. Milestones will be included.  

C. Obtain and Compile GIS Database (D&B). Using data available from the City, the City’s 
recent digital orthophoto and other sources, and fieldwork, we will prepare a computerized 
base map for the display and analysis of Planning Area land data. All GIS information and 
database development will be coordinated to be compatible with ArcGIS. 

D. Conduct a kick-off workshop with City Council and the Planning Commission (D&B; Team). 
Staff and consultants will meet with members of the City Council and the Planning 
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Commission (preferably in a joint workshop) to discuss their ideas and aspirations for the 
General Plan. The objective of these meetings will be to give decision-makers the opportunity 
to describe their own priorities for the planning process as well as what they believe will be any 
controversies. The approach to public participation will be described at the meeting, and then 
refined based on Council/ Commission comments following the meeting. 

E. Finalize Public Participation and Work Program (D&B). Based on comments at the kick-off 
meeting with City Staff and the City Council/Planning Commission, modifications to the 
detailed work program will be prepared for City staff review as necessary.  

F. Establish Project Website (D&B). D&B will provide to City staff complete design of the 
project website for placing it on the City’s website. Interim designs will be reviewed with staff 
before the site is finalized. This site will be hosted on the City’s website. The Work Program, 
Public Participation Program, upcoming participation opportunities, and other material will 
be placed on the project website.  

Meetings: Kick-off meeting with City Planning Staff  
Kick-off & Issues meeting with City Council/Planning Commission 

Products: Final Project Work Program & Schedule 
Finalized Public Participation Program 
Project Website  
Materials for Project Website 
 

TASK 2:  ISSUES, VISIONING, AND COMMUNITY SURVEY  

The objective of this task is to identify and understand community concerns and to establish a 
coordinated and realistic direction for the future founded on a community-based strategic vision. This 
task would also ensure that the data collection and analysis in Task 4 is responsive to community 
needs. The task consists of both informing the public of the General Plan process via the first of a set of 
Project Newsletters and subsequently obtaining feedback from the public on what they deem are the 
primary issues in their community that should shape the General Plan Update process. Feedback will 
be obtained though an initial Community Workshop and a citywide mail-in survey. Since the 
development of a vision that is responsive to public concerns and can be supported by the general public 
is critical, the visioning process must be a very public effort. Although we have presented this effort as a 
separate task, it is closely related to the public participation program discussed in Task 1 with some of 
the elements of that program providing input into the visioning process. This task is intended not only 
to provide a more complete picture of the issues and opportunities facing the City of Lodi, but also to 
build public support and ‘buy-in’ into the General Plan Update process.  

A. Prepare Initial Newsletter (D&B). The first newsletter will explain the objectives of the 
General Plan program, key issues to be addressed, and opportunities for public participation. 
The newsletter will help ensure that citizens are informed about how and when to be involved 
in the General Plan Update Process. We assume that the City will be responsible for printing 
and mailing of the newsletter. Distribution could be achieved through utility mailings. The 
newsletter, which will also be posted on the City’s Website, may be part of a larger City-
initiated publicity campaign that includes public service announcements, press releases, news 
articles, etc. Newsletter mailing could also be tied in with the mail-in survey.  

B. Interview Individual Stakeholders (D&B). Representatives of public agencies, community 
members, business leaders, environmental advocates, City Council, etc. will be interviewed to 
identify their issues of concern and get feedback about the specific issues identified.  
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This step is critical, because often people will be much more candid in a one-on-one or small 
group interview. We will ask a series of questions so that we learn the about major issues of 
concern, deal breakers, desirables, and the political factors that may come into play. Our 
budget provides for 20 such meetings (with one or two participants at each meeting–or a total 
of about 30-35 individuals) over a two-three day period. A report summarizing stakeholder 
findings will be provided and published.   

C. Prepare and Hold One Community Visioning Workshop and Two Neighborhood Forums 
(D&B). One citywide workshop, supplemented with one neighborhood forums (for the 
Eastside neighborhoods) will be held to further assist the team in “scoping” issues for the 
General Plan. The intent is to ensure that issues felt to be pertinent by the public and are 
appropriate for consideration in the program are not ignored. In addition to gathering input 
on citywide issues/visions, the neighborhood forums will be designed as informal open-ended 
sessions to solicit input on issues specific to the neighborhoods. The consultant team will 
prepare materials and conduct the workshop/forums (we expect that city staff will be available 
for tabletop facilitation at a few tables). The meetings will be designed as community events, 
designed to facilitate the participation of a wide diversity of residents, business people, and 
other key stakeholders. D&B will prepare all materials for the workshop, and summarize 
findings.  

D. Prepare and Compile Mail-in Survey (D&B; WMR). A postage prepaid mail-in survey will be 
prepared to understand viewpoints related to the city’s vision, growth and development, 
salient planning issues, and potentially transportation use and habits, to help with later 
transportation analysis. The goal would be approximately 600 completed responses (with an 
approximate eight-percent response rate, this would suggest mailing the survey to about one-
third of the city’s approximately 22,000 households). We are willing to expand survey 
distribution to encompass a greater proportion of the City’s population; however, this will cost 
more and the results will likely not be any different once a sample of approximately 400 
responses is reached.  

The survey will be bilingual (English on one side, and Spanish on the other). We are willing to 
work with the City on whether it may be appropriate to have the survey in a third language 
(Urdu), as suggested for outreach purposes by staff. However, a review of the Census data 
shows that only 972 of Lodi’s 52,586 residents in 2000 spoke English “not well” or “not at all”; 
out of these 601 were people who spoke Indo-European languages at home (which include 
many languages besides Urdu).   

D&B will work with the City to develop and refine the survey instrument. The City would 
print and mail out a survey packet, which will contain a letter from the City that introduces 
the survey, as well as the actual survey instrument, pre-stamped and addressed return. At this 
point, we envision a survey to be included as part of Newsletter #1. We would also look to the 
City to mail out the survey and provide postage costs (D&B is willing to work with a mail 
house to do this). 

E. Phone Survey (Optional; GRA). Instead of the mail-in survey (we do not recommend that the 
City do both a mail-in and a phone survey), should the City so desire, we can conduct a 
random phone survey. A sample size of 400 will allow for analysis of important subgroups and 
reduce the statistical margin of error to an acceptable level for most population groups; the 
optional budget shown includes a range of 400 to 600 completed responses, with a survey of 
12- to 18-miutes duration.   

We propose drawing a random digit dial (RDD) sample of City residents to accurately identify 
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potential participants for the telephone survey by their residency status. A draft questionnaire 
will be reviewed with staff, pre-tested, and then administered from a phone bank. The survey 
will be translated into Spanish for monolingual Spanish speaking residents or bilingual 
residents that would prefer to respond in Spanish. 

Each response will be coded, keypunched and detailed cross-tabulations will be produced. The 
cross-tabulations generally include age, gender, ethnic group, income, home ownership, and 
geographic breakdowns. Results of the analysis will be presented in a report written in clear 
and simple English, and an electronic copy of the cross-tabulations will be provided to the 
City. 

F. Present Outreach Results to Decision-Makers (D&B; Team support). Results of Outreach 
(stakeholder meeting, workshop, neighborhood forum, and surveys) will be presented to 
Decision-Makers  

Meetings: Stakeholder meetings (20) 
Citywide Workshop (1) 
Neighborhood Forum (1) 
Decision-maker Meeting 

Products: Newsletter #1: Project Introduction 
Stakeholder Meetings Report 
Mail-in Survey (or Phone Survey) and Results  
Report on Public Workshop and Neighborhood Forum  
 

TASK 3: STRATEGY PAPER ON GREENBELT CONSERVATION; PLANNING 
AREA DEFINITION  

It is critical that there be agreement on the Planning Area boundary before efforts toward detailed 
existing conditions assessment and mapping are undertaken. We believe that this definition should 
benefit from evaluation of candidate greenbelt preservation strategies, so this work will be conducted at 
this stage. 

The Planning Area will be defined in consultation with decision-makers, and reflect community input 
collected in Task 2.  

A. Prepare Working Paper: Greenbelt Strategies (D&B; M&A; ESA). The issue of the greenbelt—
viability, how large, where, and what techniques and incentives would work—would likely be a 
critical component of the General Plan process. The viability of an expanded Sphere of 
Influence that encompasses non-urban land would rest to some degree on the viability of 
techniques for agricultural conservation.  

This working paper will present issues specific to Lodi area, techniques (such as conservation 
easements, and transfer of development rights specific to agriculture/viticulture) that have that 
have worked successfully elsewhere (such as in Sonoma, Napa, South Livermore, elsewhere in 
San Joaquin County), as well as zoning techniques.  

B. Define Preliminary Planning Area (D&B). Existing and proposed growth boundaries of 
surrounding communities (chiefly Stockton) will be mapped. Based on community input 
(Task 2) and results on greenbelt strategies assessment, a preliminary Planning Area will be 
defined. This could be larger than the final/likely Sphere of Influence, but not overly large, as 
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we would like all mapping for resources and constraints to encompass the entire Planning 
Area.  

C. Present Greenbelt Strategies and Planning Area to Decision-Makers  (Team).  These will be 
presented and reviewed with decision-makers. Following their comments, the Planning Area 
will be finalized.  

Meetings: Decision-maker Meeting 

Products: Working Paper 1: Greenbelt Strategies 
Preliminary Planning Area  
Final Planning Area   

TASK 4: OPPORTUNITIES AND CHALLENGES ASSESSMENT  

The objective of this task will be to obtain and compile background information, analyze long-term 
trends, and summarize the opportunities and constraints in Lodi, and identify key factors that will 
affect planning decisions. For many topics, the background assessment will serve as the “setting” for the 
Environmental Impact Report.  

To enable easy access to different parts of the assessment and focus on issues most salient to Lodi, at 
this stage we propose that this assessment be organized in three reports (we would be happy to merge 
these into a single report should the City so desire). These will be:  

• Working Paper #2: Land Use, Transportation, and Environmental Resources  

• Working Paper #3: Growth Prospects and Economic Strategy  

• Working Paper #4: Urban Design and Livability  

Together, these reports will summarize existing conditions in the city with regard to the entire range of 
subject matter affecting physical development, including land use and population distribution, 
employment centers, community character, urban design, neighborhood livability, transportation, 
parks and open space, historic resources, conservation of natural resources, and safety. Economic and 
fiscal information will also be considered, as will regional trends that have an impact on the city.  

These reports will visually rich and written to be easily understood by the public and decision-makers. 
A series of computer-based maps for various topics will also be prepared and included in the report.  

For each topic, these working papers will present:  

• Background data and information; 

• Analysis of the information for its pertinence to the General Plan Update; and 

• Policy implications of the analysis and resulting issues.  

A. Conduct Land Use Survey/Vacant Parcel Survey (D&B). Building on information obtained 
from the City and Metroscan, focused windshield surveys will be conducted to verify land use 
data accuracy and to identify underutilized parcels. A complete land use data layer will be 
prepared, which will serve as the basis for calibration of the transportation model, land use 
analysis, and alternatives. Significant vacant and underutilized parcels will be also be 
identified, based on existing development ratios, field observation, and consultation with City 
staff.   

B. Working Paper #2: Land Use, Transportation, Environmental Resources, and Infrastructure 
Assessment. A descriptive profile of the City’s existing conditions will be prepared.  This will 
involve the compilation of baseline data for each General Plan element/section and evaluation 
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of this data to identify their planning implications.  The latter will contribute to the framework 
of critical issues and challenges impacting the city to be addressed by the updated General 
Plan. This data will be compiled, textually described, mapped, and analyzed. Maps, 
photographs, illustrations, tables, and charts will be extensively used to facilitate 
understanding of the data. The following topic areas will be addressed:  

Land Use (D&B) 

The consultant team will: 

− Identify existing land uses within the city and depict these on the base map based on 
information available from the City. 

− Map land uses outside the city, within the larger Planning Area—these would be 
largely agricultural (evaluated under Agricultural Resources), but would encompass 
Woodbridge. Areas outside the City may be mapped in less detail than for the 
urbanized area, but will be shown in order to present a comprehensive picture for the 
entire Planning Area.  

− Tabulate the acreage of each category of use and, where information is available, the 
associated quantity of development such as the number of housing units and 
commercial and industrial square footage. Land use densities/intensities (units per 
acre for housing and floor area ratios for commercial and industrial uses) will be 
specified. 

− Identify specific plans and master development plans and depict these on the base 
map, and describe their intended use and character. 

− Identify the capacities of lands that are zoned or planned for new development or 
redevelopment (numbers of housing units, commercial and industrial building square 
footage, open space acres, and so on). 

− Identify lands previously specified by City staff as select study areas, if any, and the 
issues warranting a possible revision of their land use designation.  With staff, we will 
also review the City’s overall use and development pattern and identify any other 
existing uses that may be replaced or intensified due to their economic obsolescence, 
physical deterioration, or incompatibility with adjacent uses. 

Transportation Systems & Circulation (F&P) 

Fehr & Peers will prepare a baseline transportation analysis, describing and quantifying 
existing systems and services as well as the policy framework related to highways, streets, air, 
freight and commuter rail, public transit, pedestrian and bicycle systems.  This effort will make 
use of traffic count information compiled as part of our traffic model development process, as 
well as data available through the City’s GIS resources and other information obtained from 
responsible planning and transportation agencies.  The baseline transportation assessment will 
cover: functional classification of City streets; existing traffic volumes and levels of service on 
major roadways (up to 80 locations where traffic data is available through other sources) and 
on freeway segments; existing transit services and facilities; bicycle and trail systems; existing 
aviation facilities; and existing goods movement facilities including trucks and rail.  We will 
make extensive use of GIS resources to produce maps of the existing systems and services to 
accompany the written descriptions. 
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Fehr & Peers will review the existing policy framework affecting the modes of transportation 
studied above, including policies in the current Lodi General Plan and in other relevant City 
and regional planning documents.  Of particular interest in this effort will be a review of the 
City’s level of service standard, in comparison with standards in other comparable 
jurisdictions.  Potential adjustments to the City’s transportation policies will be identified and 
discussed with staff and decision-makers. 

Parks and Open space  (D&B) 
Using information from City (and County) staff as a basis, the Planning Area’s parks and rec-
reational open space will be mapped and quantified, including planned open space acquisi-
tions. Existing park standards will be described. Using service radii from existing parks, cur-
rent deficiencies in recreational open space will also be visually represented, and neighbor-
hoods or other areas lacking in such facilities will be identified. Areas of non-recreational open 
space will also be identified, and their potential for preservation will be discussed, based on ex-
isting plans and use regulations.  Information on potential plans for annexation areas to the 
west and the south will be summarized.  
Agricultural and Soil Resources (ESA) 

Nearly all the undeveloped portions of the Planning Area are comprised of soils that are 
considered highly suitable (Important Farmlands) for a range of agricultural activities.  Our 
team will provide an inventory of these Important Farmlands (including prime farmlands, 
farmlands of statewide importance, etc.) using Department of Conservation FMMP data.  We 
will also inventory existing agricultural uses within the Planning Area by specific land use type 
(e.g., vineyards, orchards, etc.) using current Department of Water Resources’ land use data.  
Identify existing soil types and characteristics using statewide geologic and soil maps from the 
United States Department of Agriculture, and the Soil Conservation Service. If the Planning 
Area has Williamson Act lands, this information will also be documented and mapped.   

Biological Resources (ESA) 

Riverine, wetland, and riparian areas associated with the Mokelumne River and Lodi Lake 
serve as key habitats within the proposed Planning Area.  Our team will utilize the California 
Natural Diversity Database along with literature searches, interviews with State and federal 
regulatory staff, and other organizations to identify potentially occurring special status species 
and habitats in the Planning Area.  Key wildlife species of concern include giant garter snake 
and Swainson’s hawk.  The Mokelumne River is also home to various special status fish species 
including Chinook salmon and steelhead.  Reconnaissance level fieldwork will be conducted as 
part of this task.  Field verification of habitat and gross vegetation mapping will be undertaken 
but would be limited to drive-by surveys of the Planning Area.  More detailed levels of analysis 
are outside the purview of this scope of work and would require modification to the existing 
budget and schedule.  Habitat mapping from the San Joaquin Council of Government’s Multi 
Species Habitat Conservation and Open Space Plan will also be reviewed. 

Cultural Resources (ESA) 

A full cultural survey of the Planning Area is not considered feasible; however a sensitivity 
analysis would be possible and appropriate.  The sensitivity analysis would be based on a 
review of records maintained at the regional information center, and published research 
papers.  In addition to research on prehistoric resources, this section would also document the 
Planning Area’s historic resources, such as those associated with the City’s downtown area 
(including the Hotel Lodi and the Carnegie Library).  Data on existing resources and 
structures will be compiled from existing literature, a reconnaissance of the Planning Area, 



 Proposal for City of Lodi General Plan Update 
40 

and discussions with local service organizations (Lodi Historical Society) aimed at 
preservation of the City’s history.  This section will also document any historic resource that 
are currently listed on the National Register of Historic Places (i.e., Lodi Arch) or recorded as 
a historic site by the State.  As part of this task, an archaeologist will also consult with 
appropriate California Native American tribes or groups consistent with State Tribal 
Consultation Guidelines (Senate Bill 18).   

Energy and Mineral Resources (ESA) 

Our team will confer with Lodi Electric Utility to characterize energy consumption trends in 
the Planning Area.  We will also work with the City to describe local energy conservation 
programs.  Applicable alternative energy sources will also be examined as appropriate.  Our 
team will also identify any substantial documented mineral resources as designated by the 
State Department of Mines and Geology.   

Hydrology and Water Quality (ESA) 

The Mokelumne River is the principal hydrologic element in the Planning Area.  We will 
identify existing surface and groundwater quantity, quality, and usage information and issues.  
Identify existing substantial sources of pollution and areas susceptible to water quality 
degradation.  We will also identify source issues and capacity constraints.  In preparing this 
section, information from previous reports, service providers, the State Department of Health 
Services, and the Regional Water Quality Control Board will be used.  Declining groundwater 
levels in the Planning Area is also considered a key issue that will be addressed.   

Air Quality (ESA) 

Historic and current air quality information will be collected from monitoring stations located 
in the Planning Area and from information provided by the San Joaquin Valley Unified Air 
Pollution Control District and the Sacramento Metro Air Pollution Control District.  
Compliance with State and federal air pollution guidelines will be reviewed, areas of non-
compliance documented, and action plans summarized.  The section will also document the 
major sources of air pollution in the Planning Area (motor vehicles, agricultural activities, 
open burning, and residential wood burning).   

Natural Hazards (ESA) 

Based on published information, provide a summary of existing, known hazard areas, 
including areas known to be subject to flooding, earthquake hazard, slope instability, unstable 
soils, and wildland fires.  Flood maps will be prepared using Federal Emergency Management 
Agency flood zone data and wildland fire maps will be prepared using California Department 
of Forestry and Fire Protection fire threat data.           

Hazardous Materials (ESA) 

A summary of known hazardous materials sites will also be included in the Background 
Report.  Although not meant to be a Phase 1 study, a good sense of toxic sites can be gained 
through discussions with local fire districts and reviewing local, State, and federal lists of sites 
and closed underground storage tanks.  A summary of major users/producers of hazardous 
materials will be included as part of the section.  The section will also address hazards 
associated with aircraft operations at the Lodi Airport. 
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Noise (ESA) 

The primary noise sources in the Planning Area are anticipated to be related to motor vehicle 
traffic, railroad, potentially Lodi Airport, and Lodi Memorial Hospital Heliport. We will 
review the City’s existing General Plan and any previous environmental documents in the area 
to identify sources of existing and projected noise and existing noise contour information.  A 
noise specialist will conduct short-term noise measurements at several locations (up to ten 
locations) throughout the Planning Area.  A noise specialist will also prepare updated roadway 
noise contours for the City’s transportation facilities based on the existing conditions traffic 
model prepared for the General Plan Update.  Updated noise contours will also be prepared 
for railroad operations along the Union Pacific Railroad line.  For airport noise, noise 
conditions will be documented using the latest published data available for the Lodi Airport.  
No new airport noise contours will be prepared under this scope of work.          

Water Supply and Delivery (NA) 

The City’s entire current drinking water supply is met through groundwater. Currently, 17,300 
acre-feet per year is used, while the safe long-term groundwater yield is estimated to be 15,000 
acre-feet per year. However, the City has an agreement with the Woodbridge Irrigation 
District to purchase approximately 6,000 ac-ft/yr of surface water for a period of 40 years. The 
City also supplies secondary treated recycled water, primarily for irrigation near the area 
surrounding the White Slough Water Pollution Control Facility (WSWPCF). We will 
summarize all the existing sources of supply and discuss future water supply constraints with 
groundwater supply, availability of surface water supply and recycled water supply. We will 
provide several maps depicting the major conveyance facilities to illustrate the future water 
supply networks. Included in this subsection will be discussions regarding the estimated 
buildout water demand, proposed water supply improvements, storage constraints. 

Wastewater Collection/Disposal/Recycling (NA) 

We will summarize all the current wastewater collection, treatment and disposal practices 
within the City of Lodi. The cornerstone of the City’s wastewater collection/disposal program 
is the WSWPCF, originally constructed in 1966. The current City of Lodi Sewer Master Plan 
will be reviewed and summarized in this sub-section to identify available treatment options, 
disposal alternatives and infrastructure needs to meet the needs of the City. We will provide 
several maps depicting the major collection/disposal facilities to illustrate the future 
wastewater collection/disposal/recycling system. A particular emphasis will be placed on 
discussing existing wastewater collection/disposal/recycling deficiencies, regulatory concerns, 
and other policies. 

Storm Drainage/Flood Control (NA) 

Currently, the City maintains an intricate, gravity-based stormwater system made up of several 
detention basins. Disposal of the stormwater runoff is accomplished by pumping to the 
existing Woodbridge Canal, Lodi Lake, or the Mokelumne River. We will summarize and 
augment the existing storm drainage system with information regarding existing major creeks 
and streams that may be affected from the infrastructure necessary to meet the City’s flood 
control needs. This portion of the section will include policies and criteria for the City’s storm 
drainage/flood control needs. 
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C. Working Paper #3: Growth and Economic Development Strategy (M&A; D&B support) 

This working paper would present growth trends, likely demand for various land uses 
(including retail demand by segment), and opportunities, challenges, and possibilities for their 
arrangement in the Lodi of the future. This task would focus on the market conditions, 
including absorption rates for non-residential uses, and taxable sales performance of retail 
shopping establishments. The strategy would examine demand for neighborhood-oriented 
retail uses, and possibilities for dispersing them (while recognizing the need for a critical mass 
of uses in a given location) to enable neighborhood walkability. It will examine issues related 
to jobs/employment skills and housing match, and the potential role tourism can play, and 
how land use policies can support that vision.  

Population and Demographics 
The D&B team will examine and validate or refine the SJCOG projections of population growth, 
and extend those projections further into the future. These projections would incorporate con-
siderations of Lodi’s two percent population growth rate policy.  

Existing Business/Employment Characteristics and Trends 

Based on information from the California Employment Development Department and the 
most recent SJCOG economic database, the D&B team will examine employment 
characteristics over the past decade for the city and the regional area. This profile will examine 
employment by major industry sector to provide insights into Lodi’s attractiveness to various 
types of economic activities.  Local information about businesses (e.g., from business licenses 
or from the U.S. Economic Census) will be used to examine the size characteristics of business 
enterprises in Lodi.  The information about employment and businesses will used to draw 
conclusions and formulate recommendations for a diversified economy and to inform the 
City’s consideration of planning issues such as jobs/housing balance. 

Employment Characteristics 

Based on the employment profile developed above, key characteristics about the existing and 
emerging employment will be compared against the existing labor force in the Lodi-
Woodbridge area. Issues to be addressed include the wage and skill levels of existing labor 
force versus the types of jobs locating or expanding in the City.  The major implications for 
such issues as housing affordability and jobs/housing balance will be discussed.  

Retail and Visitor Services  

This task will address the retail sales base of the City to determine growth potential over the 
long-term. The focus will be on taxable retail sales trends in the City’s primary retail 
development, including 1) Downtown; 2) Corridors (Kettleman, Cherokee, and Lodi), and (3) 
scattered strip commercial centers (assuming that the City can provide sales tax data for these 
discrete areas). Taxable retail sales performance trends will be analyzed.  This analysis would 
be based on existing data sources such as taxable sales data from the California State Board of 
Equalization and the City (or its sales tax consultant). The potential retail growth supported 
by future households and businesses will also be projected.  

Existing Economic Development Programs 

Working closely with the Community Development staff, information about existing 
economic development programs will be assembled. This task will focus on programs and 
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tools intended to address changing market conditions, with a particular focus on improving 
jobs/housing balance and programs that diversify the local economy. While the City currently 
does not have a Redevelopment Project Area, possibilities for adopting such an area as an aid 
for public improvements can be examined. 

Potential Growth and Development Strategies  

Significant economic trends are underway that may significantly affect Lodi. The dramatic 
growth the region is experiencing may enable the City to make choices to craft its own vision 
for the future, rather than simply accepting all growth. Wine growing and tourism present 
enormous economic and character-giving opportunities, but will also require workforce with 
skill sets to fill jobs that will be generated. As evidenced by a proposal to locate a large call 
center at the city’s southern edge, e-commerce makes attractive communities like Lodi viable 
locations for back office space. Some of these businesses could be located downtown if 
adequate size building space could be provided, but also in some existing industrial buildings 
on the east side that may become obsolete over the next 20 years.  

M&A will also review the relevant literature and then interview local sources familiar with 
both the wine and visitor industries as well as sources in Napa, Sonoma, Alameda, and San 
Luis Obispo Counties to identify factors that contribute to successful visitor-oriented 
development and the potential dimensions of the visitor market.  Case studies from other 
areas may be included in the working paper to illustrate strategies that have worked or not 
worked. 

This section of the Working Paper will pose a series of key policy choices, and based on 
technical analysis, present their policy implications, so the Planning Commission/City Council 
can make informed decisions. These choices will also provide the basis for Land Use 
Alternatives.  

D. Working Paper #4: Community Design and Livability (Southworth; D&B) 

Community-Based Livability Assessment/Survey 

A community-based assessment of livability will be performed. A Resident Survey with the 
specific purpose of drawing out resident’s opinions on issues related to livability will be 
developed and administered (approximately 60 to 70 completed responses; method of 
administration to be developed in consultation with City staff). The survey will be designed to 
be interactive, and may include photographs of places and buildings in Lodi that people may 
know or can relate to. The survey will include several open-ended questions that asked about 
what residents liked or disliked about their neighborhood and city, as well as a series of closed-
end questions. Respondents then will be asked to prepare maps of their neighborhood and the 
places that were most important to them (without the aid of a roadmap). The analysis will 
present finding of how satisfied residents are overall with their neighborhood, and things that 
they value in the community. Similarities and differences between neighborhoods will also be 
presented. 

Fieldwork/ GIS-Based Analysis 

We will analyze Lodi’s urban form at three levels: the citywide scale, neighborhood, and 
individual block. The citywide analysis will emphasize entrances, edges, views, and 
streetscapes. Analysis at the neighborhood scale will include street network, intersection 
frequency, and development intensity. The block-level analysis will examine block sizes and 
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the prototypical relationship between buildings and streets, in residential and non-residential 
areas—both traditional and emerging. In concert with the land use analysis, we will identify 
existing and planned land use districts that contribute to a special quality of community 
“livability” as a result of the development pattern, visual character, and amenity. These 
elements will be depicted on the base map, described according to their contributing 
characteristics, and illustrated by photographs.  

Using GIS, we will analyze city and neighborhood walkability—accessibility to shops, services, 
downtown, and open spaces.   

Recent Projects/Design and Development Standards/Community Match 

We will review recently-built projects, design and development regulations in the Draft 
Zoning Ordinance, and see how these match with community values and livability desires, and 
what changes in City policies and standards will foster greater livability.  

E. Prepare Draft and Final Working Papers (D&B). Drafts of each working paper will be 
prepared for staff review, and then finalized for publication.  

F. Present Working Papers to Decision-Makers (Team). We envision three workshops with the 
Planning Commission/City Council (one each focused on each working paper). The 
consultant team will present findings of each working paper, with substantial time reserved at 
each meeting for decision-maker feedback on issues, choices, and strategies presented. 
Decision-maker feedback will be used to draw up Alternatives (Task 5), as well as 
incorporation in General Plan policy.  

Meetings: City Council/Planning Workshops (3), as follows: 
Land Use, Transportation, and Environmental Resources 
Growth and Development Strategy 
Livability  

Community Workshop on Livability 
Meetings and interviews as necessary with service providers  

Products: Livability Survey 
Working Paper #2: Land Use, Transportation, Environmental Resources, and Infrastruc     
ture Assessment.   
Working Paper #3: Growth Prospects and Economic Strategy  
Working Paper #4: Urban Design and Livability  

TASK 5: SKETCH PLANS 

The intent of this task is to identify three planning alternatives and conduct a thorough analysis of 
these to allow informed decision-making.  

This task will be conducted in two parts: 

1. Building on the identified issues, and opportunities and constraints, we will formulate and 
analyze three  plans illustrating alternative land use and circulation patterns for the Planning 
Area.  

2. An evaluation of the alternative “sketch plans” will be conducted, so informed decisions can be 
made. This effort will include analysis of population and employment, and traffic impacts of 
each alternative.  

Alternatives would encompass both greenfield and infill development.  
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A. Define Preliminary Alternative Plans (D&B). Thee land use/transportation alternatives will be 
defined.  The alternatives will be sensitive to the issues, opportunities, and constraints 
identified in the Opportunities and Challenges task and the community workshops, and offer 
real choices. For instance, no plan alternative will show development at locations that have 
been conclusively identified as inappropriate due to environmental hazards, sensitive habitats, 
or other constraints.  

The alternatives will be sufficiently developed to show the community and decision-makers 
clear choices among major land use options. Sketch Plan alternatives will incorporate concepts 
of livable communities and will explore land use arrangements, mixes, locations of centers and 
activities to reduce traffic impacts and promote quality of life. 

− Options related to an urban growth boundary (for protection of surrounding agricultural 
uses) will be explored.  

− Existing community, specific, and other planning efforts will be integrated into the 
preparation of the sketch plans alternatives. 

− Visual simulation (up to three) of key areas will be provided, and photographs, drawings, 
and other tools used to convey character, scale, and intensities proposed in the 
alternatives.  

B. Prepare D&B/Scenario 360 Model (D&B). Customized indicators will be developed, reflecting 
findings from Task 4. These indicators will be used to evaluate Alternatives (Task C below).  

C. Evaluate Alternative Plans. Impacts of the plans will be quantified. Relative merits and 
disadvantages of the alternatives will be assessed. Topics for evaluation will include:  

− Land Use, Population, and Employment (D&B). Comparative impacts in terms of 
population, jobs/housing balance, and other factors of concern will be prepared for 
presentation in narrative and tabular form. 

− Livability/Smart Growth (D&B; F&P support). Impacts of the alternatives will be 
evaluated at a quantitative level (for traffic, walkability, jobs/housing balance, etc.), and 
qualitatively where appropriate. These criteria will be developed in conjunction with staff.  

− Economics (M&A). M&A will provide a qualitative assessment on the feasibility and likely 
impacts of the alternatives. Analysis of the impacts of the alternatives on the City’s General 
Plan fund will be an optional task (see below) we are willing to undertake if so desired.  

− Transportation (F&P). Traffic forecasts for each alternative will be developed. Citywide 
transportation measures such as vehicle miles of travel, hours of delay, and numbers of 
trips generated will be calculated for each of the three alternatives and will be used to assist 
in comparing and contrasting the effects of the alternatives. Traffic volumes and 
operations at key locations will be characterized, and Fehr & Peers will identify the 
transportation infrastructure necessary to address the deficiencies identified through 
modeling. The results will be used to determine the effectiveness of potential circulation 
improvements and their possible inclusion in the final Preferred Alternative. Please note 
that this scope does not anticipate doing comprehensive roadway LOS analysis for the 
General Plan alternatives; we recommend consultation with staff and other members of 
the consultant team to decide whether the environmental documentation of the General 
Plan should include this greater level of detail; cost for this detailed option is shown in the 
budget.  
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− Infrastructure Evaluation (NA). Our scope of work includes an assessment of the 
infrastructure impacts of the proposed General Plan (see Task 7-D); at this stage we 
propose that NA do a qualitative review of the alternatives from an infrastructure 
perspective. However, we are willing to undertake a more thorough quantitative analysis if 
the City should so desire, for which NA will identify the impact of each growth alternative 
to the existing and proposed water, wastewater and storm drainage facilities. For the base 
work, NA will provide a short (one or two page) assessment for inclusion in the 
Alternatives Report, pointing out red flags. For a more comprehensive (optional) 
assessment, a technical memorandum will be prepared for incorporation into the 
Alternatives Report. 

− Fiscal Model and Evaluation (optional; M&A). Should the City wish to analyze public 
revenues and service costs, M&A will prepare a long-range General Fund fiscal impact 
projection model. The model will project general fund revenues (by source) and public 
service expenditures (by department) over the time period of the General Plan under a 
base case (i.e., continuation of current trends) and a reasonable number of alternative 
scenarios. The model will be based on actual City revenues and costs budgeted for the 
current fiscal year, with appropriate adjustments for foreseeable changes in revenue and 
cost determinants. The work will involve close consultation with the City Manager’s and 
Economic Development Department’s staff, and the budget staff in the major operating 
departments. The model will yield planning-level information about net revenue-cost 
relationships over time, and will be flexible enough to produce sensitivity analyses of these 
results under alternative assumptions about the rate of development, changes in housing 
price, inflation rates, and other key variables. 

D. Prepare Final Alternative Plans Report (D&B). The alternatives, their organizing principles, as 
well as the evaluation, will be summarized in a working paper. Following staff review of an 
administrative draft, a Workbook for Public Review will be prepared. 

Meetings: City staff meeting to review preliminary alternatives 

Products: Scenario 360 Model/Indicators 
Alternative Plans Report   
Fiscal Model (optional) 

TASK 6: PREFERRED PLAN SELECTION AND REFINEMENT  

In this task, a Preferred Plan will be selected and refined in collaboration with the community and 
decision-makers. The selection of a Preferred plan will create a framework within which new policy 
language can be developed and the General Plan updated. Much of the focus of choosing a Preferred 
Plan will revolve around the major issues identified such as economic and agriculture sustainability, 
growth boundaries, and achieving a self-sustaining mix of land uses. Additionally, framework concepts 
or key goals for the individual elements will provide a bridge to detailed policy-making. 

A. Prepare Newsletter on Planning Alternatives (D&B). This newsletter will summarize the key 
alternatives being considered for the General Plan. Opportunities for public input will also be 
included. It is assumed the City will be responsible for printing and mailing. 

B. Conduct Citywide Workshop on Alternatives (D&B; Team). The consultant team will lead a 
community workshop to discuss and compare the alternative plans. The format for the public 
workshop will be reviewed with City staff – we have tested various formats for general plan 
alternative comparisons, and the most successful have been workshops open to the public 
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where small groups focus on specific issues and then present their findings and preferences to 
others in an open forum. This format will also allow the Planning Commission/City Council 
to gauge public reaction before decisions are made. Neighborhood-specific issues can be 
addressed in targeted discussions with area residents.  

C. Conduct Decision Maker Workshop on Alternatives (D&B; Team). Decision-makers will be 
briefed on the alternatives, their impacts, and community reaction to them, so decision-
makers can weigh in or provide specific direction to the staff/consultants.  

D. Prepare Preferred Alternative (D&B). Following the public input and direction by decision-
makers and City staff, a preliminary preferred plan will be prepared. This will be reviewed with 
staff and refined in an interactive setting using Scenario 360.  

E. Present Preliminary Preferred Plan to Decision-makers and Refine in Real Time Interactive 
Workshop (D&B). The Preliminary Preferred Plan will be presented to the Planning 
Commission/City Council and refined in an interactive workshop setting using Scenario 360, 
so that buildout calculations and indicator assessment happens in real time.  

F. Prepare Policy and Framework Concepts (D&B). These concepts, in a memo format, will 
synthesize information gathered to date and assist the Planning Commission/City Council in 
bridging the gap between Preferred Plan and detailed policy development. Key goals or 
guiding policies for each of the plan elements will be identified.  

G. Review Framework Concepts, Key Goals, and results of Traffic Evaluation with the Decision-
Makers (D&B; Team). The concepts and key goals (from Task F above) will be reviewed with 
the Planning Commission/City Council in joint workshop.  

Meetings: Citywide workshop on Alternatives 
Decision-maker meeting on Alternatives  
Decision-maker meeting on Preferred Plan 
Decision-maker on Framework Concepts and Key Goals 

Products: Newsletter #2: General Plan Alternatives 
Workshop Materials  
Preliminary Preferred Plan (display and report size in color)  
Preferred Plan 
Memo on Framework Concepts and Key Goals 

TASK 7: DRAFT GENERAL PLAN  

Decision-maker approval of a Preferred Plan and key goals will establish a strong foundation to build 
detailed General Plan policies. Balancing attention between text policies, the land use plan, and the 
land use classifications is critical to a successful General Plan. Dyett & Bhatia will strive for brevity and 
clarity that enables all interested persons to easily tell what commitments the City is making, what it 
hopes to accomplish, and whether a proposed project is consistent with the General Plan. We will 
include both “guiding policies” (or goals) and “implementing policies”, the latter forming the basis for 
implementing ordinances or amendments to existing ordinances. This task will be conducted in 
parallel with the Draft EIR exercise, so that any necessary mitigation can be folded into Plan policies to 
ensure that the Plan is “self-mitigating”. 

The elements to be prepared include the State-required elements – Land Use, Transportation, Safety, 
Conservation, Noise, and Open Space. Additionally a Community Design and Livability Element will 
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be prepared. Growth management and Sphere of Influence policies will be included in the Land Use 
Element, or be compiled in a separate Growth Management Element.  

A. Prepare Outline (D&B). We will prepare an outline and format for the General Plan and 
review it with City staff. Topics that will be covered in each section will be identified, and a 
“mock-up” section will be prepared for staff approval. 

B. Establish Plan Forecasts (D&B). Forecasts of land use and population changes that will occur 
at General Plan buildout will be prepared.  

C. Conduct Traffic Assessment of Preferred Plan (F&P). The transportation network identified 
to support the final Preferred Alternative will be represented in the Circulation Diagram in the 
General Plan. Fehr & Peers will develop future daily, AM and PM peak hour traffic forecasts at 
up to 80 street segments and 16 freeway segments in the Planning Area for the final Preferred 
Alternative.  These forecasts will be adjusted to account for model error before being used in 
subsequent operations analysis.  Roadway level of service analysis will be conducted for these 
segments, using LOS volume thresholds developed in consultation with City staff. This 
roadway segment LOS analysis will form a key part of the Transportation Element of the EIR 
(described in Task 8 below).   

D. Conduct Infrastructure and Financing Assessment of Preferred Plan (NA; MA). In this task, 
the infrastructure impacts of the Preferred Plan will be evaluated (and also later included in 
Task 8: EIR), and an infrastructure financing options explored. Results of this analysis will be 
folded in the form of General Plan policies. This will include:  

Infrastructure Assessment (NA) 

NA will identify the impact of the Preferred Plan to the existing and proposed water, 
wastewater and storm drainage facilities. Shortfalls and capacity constraints, and 
strategies/next steps to ameliorate these will be identified at a planning level of detail.  

Infrastructure Financing Strategy (MA)  

Paying for infrastructure is a challenge that cities face in a variety of ways: 

• Where the infrastructure improvements are needed to serve new development, the 
developer is typically required to pay for them.  Where the improvements are designed to 
serve not only the immediate development project but also future projects – and therefore 
are “overdesigned” for current demand – the City may have some type of cost-sharing 
arrangement, whereby the developer pays for the entire improvement (extended as far as 
needed to serve his/her project), but is reimbursed by future developers as their projects 
are built. 

• Where the infrastructure improvements are required to serve existing development, then 
the City must typically borrow money (by issuing bonds) and then repay the borrowed 
funds with money collected from residents and businesses.  State law has created a variety 
of mechanisms for public agencies to use to collect these funds:  selection of the 
appropriate mechanism for each situation is based on the nature of the improvements, the 
burden on the property owners (or residents or businesses) affected, the characteristics of 
the area or population that will benefit, and other factors. 
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• Where the improvements are likely to benefit both a new development and the existing 
city – e.g., an arterial roadway or a community park – then the City may use a 
combination of mechanisms that include developer contributions and more general 
financing tools. 

• Where a city has a Redevelopment Project Area in place, property tax increments may be 
used to pay for infrastructure improvements:  the cost is, effectively, invisible to residents, 
businesses, and property owners. 

An analysis of infrastructure financing opportunities and strategies will be provided; two levels 
of effort are possible, with the base work included in our budget.  

- Base Scope (included in the project budget). We will provide a descriptive “tool box” 
of mechanisms that are available to the City of Lodi, identifying the significant charac-
teristics of each (e.g., allowed uses, advantageous conditions for use of each financing 
approach), including current State rules and restrictions for each mechanism. Appro-
priateness of each mechanism for different kinds of improvements would be shown. 
Recommendations would encompass not just public utilities, but other kinds of public 
amenities such as for example, an aquatic park or a police station. 

- Optional Additional Scope. If the general plan effort includes estimates of costs for 
various infrastructure improvements that are needed to serve the City as development 
occurs, the financing analysis could be expanded to include estimates of the burden 
that would be imposed on various types of existing and new development, based on es-
timated growth, property values, development characteristics, and other relevant con-
ditions. This would require approximately $18,000 of additional effort, provided infra-
structure costs are available.  

The infrastructure assessment and financing strategy will be compiled into a technical memo-
randum.   

E. Prepare General Plan (Team). Each element of the General Plan will include background 
information, goals and implementing policies, and monitoring and evaluation requirements. 
As discussed in the Project Approach, implementing policies will be consolidated into a stand-
alone document – the General Plan Implementation Program. For each element, meetings 
with key figures from each department will be arranged as needed. A preliminary list of 
elements for the General Plan follows:  

Land Use Element  

This element will identify the location and intensity of uses, and provide policies that would 
result in developments that are appropriate to the character and setting of Lodi. Topics in the 
element would include: 

− Land use classifications; density/intensity standards 

− Population and job holding capacity; jobs/housing balance  

− Detailed policies for key reuse areas/corridors 

− Policies for coordination with adjacent communities, and unincorporated area  

− Land use incentives 
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Growth Management  

This could be a stand-alone element or integrated with Land Use. It will address issues related 
to urban expansion and orderly growth, and criteria for expansion of growth boundaries, 
balancing new urban development with the provision of public services and infrastructure. 
Interim and 20-year urban growth boundaries may be defined. Ideally, the some kind of 
“trigger” mechanisms will be built into this element that are tied in with LAFCO's 5-year 
service area reviews, required as per the new LAFCO reform legislation.  

Community Design and Livability Element 

Utilizing the findings of Working Paper #4: Urban Design and Livability, community design 
policies will be drafted. The strategy will be livability and smart growth concepts, with the goal 
of integration of land use, transportation, and public amenities. Drawings and three-
dimensional illustrations will be prepared to vividly portray stated intent. Where 
appropriate—such for neighborhood connectivity—standards may be included.  

The Community Design and Livability Element will take into consideration: 

− Overall city image and identity 

− City entrances and edges; buffering 

− Design policies for key corridors, including streets and buildings 

− Relationships between development patterns, building forms, density, walkability, 
transportation options, and streets within different use districts 

− Accessibility and connectivity  

− Enhancement of quality of life of eastside neighborhoods 

− Cultural Resources  

Circulation Element  

The Circulation Element’s system plan will encompass the full range of transportation modes, 
including conceptual locations for major roadways, transit, and pedestrian and bicycle 
corridors. Because the citywide travel model does not contain a detailed mode choice 
component, the evaluation of non-roadway transportation systems will be conducted at a 
qualitative level of detail.  We will coordinate with Lodi Transit and SJRTD to ensure that the 
General Plan fully captures the potential for future transit services both within the City and 
connecting the City to other parts of the region. Drawing upon F&P’s extensive experience 
with bicycle and pedestrian planning, we will advise the staff and the consultant team on 
methods for incorporating bicycle- and pedestrian-supportive facilities and policies in the 
updated General Plan. 

The Circulation Element will include the following topics:  

− Lodi’s travel characteristics and regional setting 

− Streets and traffic:  

o Classification system 

o Projected traffic conditions 

o Circulation diagram showing existing and planned transportation improvements 
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o Standards for traffic level of service 

o Neighborhood traffic management 

− Freight transportation (both highway and rail) 

o Proposed truck routes 

o Proposed rail transportation and connections to the street network 

− Transportation demand management 

− Public transportation, including proposed transit system and services 

− Bicycle and Pedestrian Systems 

− Bicycle and pedestrian facility classification system 

o Proposed bikeway and pedestrian system Bicycle and pedestrian transportation 

o Freight transportation (both highway and rail) 

− Transportation demand management 

Parks and Recreation  

This may be a stand-alone element or consolidated with the Conservation Element into an 
Open Space, Conservation, and Recreation Element. It will be closely coordinated with the 
Land Use, Community Design and Livability, as well as the Circulation elements. Included will 
be:  

− Park standards (size and distribution) 

− Location of new parks and open spaces  

− Existing trails, future plans, and recommended actions to initiate additional trail 
installation 

− Key policies and programs for new parkland development  

Conservation Element 

This element will be closely coordinated with the EIR impact analysis, and any identified 
mitigations will be folded in as Plan policies. The element will include specific provisions 
regulating the development and preservation of open space and agricultural lands. Topics to 
be addressed include:  

− Habitat and biological resources conservation; 

− Drainage and erosion; 

− Water quality; 

− Agriculture; 

− Air quality; and 

− Archeological resources. 

Safety Element 

Topics to be addressed include: 

− Seismic, geologic and soils hazards; 
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− Fire hazards; 

− Hazardous materials; 

− Flooding and drainage; and 

− Emergency management. 

Noise Element 

Standards for noise exposure for the different land uses will be included. Future noise 
contours will be mapped based on General Plan traffic forecasts, AMTRAK/other rail 
projections, and any adopted plans or projects that would be expected to result in noise-
generating land uses. 

F. Implementation and Monitoring (D&B). The General Plan implementing policies will 
constitute the Implementation Program for the General Plan; if so desired, these can be 
assembled into an independent document/matrix, so implementation can be tracked or 
included programs easily prioritized. In addition, statutory requirements for annual General 
Plan reports will be included.  Major capital improvements resulting from the General Plan—
parks, streets, water/wastewater system improvements—can also be compiled into list, so that 
the City can prioritize timing and improvements.  

G. Zoning Amendments (Optional; D&B).  While the City is in the process of updating its zoning 
regulations and a draft has been prepared, it is highly likely that some amendments to the 
existing regulations will be needed to implement new General Plan policy initiatives. 
Amendments will include:  

• Use Regulations: Evaluate current use regulations and identify changes needed in 
districts established (such as potentially mixed-use districts), permitted uses, and 
conditional uses to implement the proposed General Plan.  

• Development/Design Standards. Analyze current development standards and identify 
new or revised standards and performance requirements such as: 

− Connectivity standards 

− Densities and FARs  

− Height, bulk and setback/stepback requirements, if warranted; build-to lines and 
envelopes, where appropriate (such as downtown) 

− Pedestrian circulation and transit access 

− Setback, streetscape and design standards 

H. Decision-Maker Meetings (D&B). Some policy issues must necessarily be considered and 
resolved during the preparation of the General Plan. Decision-makers will convene as needed 
(likely 2 or 3 meetings) to provide the project team with planning policy direction. 

I. Prepare Hearing Draft General Plan (D&B). An Administrative Draft will be presented for 
staff review and will be revised after a consolidated set of comments are provided by City staff.  

Meetings: Decision-maker meetings (3)  

Products: General Plan Outline 
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Infrastructure and financing technical memorandum 
Administrative Draft General Plan 
Draft General Plan  
General Plan Implementation Program 
Zoning Amendments (Optional) 

 
TASK 8:  DRAFT ENVIRONMENTAL IMPACT REPORT 

The objective of this task will be to prepare a programmatic environmental impact assessment of the 
General Plan, pursuant to the California Environmental Quality Act (CEQA). This task will be 
conducted in parallel with the Draft General Plan. We will identify which Plan policies serve as 
mitigation, so the need for additional mitigation should be limited.  Also, we will identify potentially 
significant impact issues early in the process so that appropriate mitigation policies can be developed 
and incorporated into the General Plan, resulting in a “self-mitigating” document. 

A. Prepare Notice of Preparation (D&B). The Notice of Preparation will indicate what subjects 
will be investigated in the General Plan EIR. Because the City has already determined an EIR 
will be prepared, there is no need to conduct an Initial Study.  

B. Conduct a Scoping Meeting (D&B/ESA). Since an update of any portion of a General Plan is 
considered to be a project of statewide, regional, or local significance, a scoping meeting is 
required. In the scoping meeting, the Lead Agency meets with members of the public and/or 
agency representatives after a NOP has been distributed in order to learn about potential 
concerns, further define key environmental issues, identify feasible project alternatives, and 
discuss potential mitigation measures that may warrant analysis in the environmental 
document. 

D&B/ESA will conduct one scoping meeting and prepare handouts that describe the general 
environmental process. The focus of the scoping meeting will be to solicit the involvement of 
responsible agencies, the community at-large, and local business organizations. It is assumed 
that the scoping meeting will be conducted during the middle of the review period of the 
NOP.  

Develop Thresholds/ Significance Criteria (D&B, ESA, Team). Development of criteria 
against which impacts will be evaluated (and ultimately designed) lies as the crux of a citywide 
Program EIR such as this. The EIR team will work closely with City staff to develop the 
thresholds for evaluation of environmental impacts.  These thresholds will be developed and 
refined using those previously used in City of Lodi documents, those that have been adopted 
by the City, and applicable federal, State, and local standards.  The City’s involvement in the 
determination and approval of thresholds is important when considering the level of 
significance for impacts associated with the proposed General Plan.  The Program EIR will 
utilize the approved thresholds of significance to identify both the direct and indirect impacts 
of the proposed updated General Plan.  It is intended that these thresholds of significance will 
be used to ensure that all future development projects do not generate adverse environmental 
impacts as defined by CEQA or the City of Lodi.  The standardized levels of significance will 
also be included as a portion of the EIR. 

C. Screencheck Draft EIR (D&B; ESA; F&P; NA). Existing conditions information will be 
compiled during the preparation of the background studies for the General Plan Update. 
Additional information will be compiled by contacting public service providers such as utility 
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companies, school districts, emergency service providers, etc.  The Program EIR will be 
prepared using the evaluation of existing conditions, the environmental setting of the City, 
and existing conditions for each environmental issue to be discussed. 

To reduce or eliminate any significant adverse impacts identified during the analysis, the 
Program EIR would recommend appropriate mitigation measures.  It is our intention to 
specify mitigation measures early in the planning process as alternatives are identified and 
evaluated, and as policies are formulated in response to key issues that have been identified.  In 
this manner, the updated General Plan Elements can function as “self-mitigating” documents.  
However, we recognize that residual impacts may remain for which further mitigation and/or 
overriding considerations must be established. 

The Draft EIR will include the following sections: 

− Table of contents 

− Summary of impacts and mitigation measures 

− Project description (project objectives, project location, project characteristics, scope 
of project, and discretionary approvals) 

− Effects found not to be significant 

− Environmental setting, thresholds of significance, regulatory framework, 
environmental impacts (short-term, long-term, direct, indirect, and cumulative), and 
mitigation measures for the following issue areas: 

o Land use 

o Aesthetics and Visual Resources 

o Recreation 

o Biological Resources 

o Cultural and Historic Resources 

o Traffic and Circulation 

o Air Quality 

o Noise 

o Population, Housing, and Employment 

o Geology, Soils, and Seismic 

o Water Resources 

o Public Services and Utilities 

o Hydrology and Water Quality 

o Energy 

o Hazards and Hazardous Materials 

− Alternatives (including the No Project Scenario) 

− Unavoidable adverse impacts 
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− Long-term implications (including cumulative, growth-inducing, and significant 
irreversible environmental impacts) 

− Organizations and persons consulted/EIR preparers 

− References 

− Technical appendices not included in the TBR 

The main purpose of the Screencheck Draft Program EIR will be to thoroughly and accurately 
analyze the environmental impacts of the proposed updated General Plan for the City of Lodi.  
The document will be free of jargon so that the information it contains is accessible to 
decision-makers and the public.  The methodology and criteria used for determining the 
impacts of the project will be clearly and explicitly described in each section of the Program 
EIR, including any assumptions, models, or modeling techniques used in the analysis.  The 
Summary section of the Program EIR will be in table format, and will briefly describe the 
impacts, level of significance of impacts, recommended mitigation measures, and level of 
significance after the recommended mitigation measures are incorporated. 

Specific topic areas to be addressed in the EIR will include: 

Project Description/Population, Housing, and Employment 

Population and housing changes are the direct or indirect basis for many of the physical 
environmental impacts analyzed in an EIR, as well as the basis for some socioeconomic areas 
of analysis, such as housing demand and jobs/housing balance. This section will establish the 
scope of geographic impact for both direct and indirect impacts.  

The EIR will establish a comprehensive database of growth conditions that will serve as an 
umbrella for future project EIRs. Information on population and employment will be 
included. Baseline housing information may include the number of households in the region, 
the average number of persons per household, housing vacancy rates, and the number of 
dwelling units by type from the City’s Housing Element. Potential changes in several 
socioeconomic conditions will also be evaluated, such as a change in the City's population 
directly attributable to the implementation of the proposed General Plan, ability of future 
developments to meet projections of SJCOG, changes in community demographics and 
character, and changes in employment opportunities. 

Traffic and  Circulation 

Much of the technical analysis necessary to support the General Plan EIR will be conducted as 
part of developing the Circulation Element.  For purposes of the EIR, Fehr & Peers will define 
thresholds of significance for transportation impact analysis, define the study area within 
which impacts could reasonably be expected, analyze the traffic, transit, and non-motorized 
impacts of the No Project and the Preferred Alternative scenarios, and recommend mitigation 
measures to address potentially significant impacts of the Plan.  

This scope assumes that two scenarios will be quantitatively analyzed in the EIR, with a 
detailed discussion of impacts and mitigation measures: the Future No Project case, and the 
final Preferred Alternative for General Plan Buildout.  Up to three additional General Plan 
land use alternatives will be addressed in lesser detail, drawing upon the analysis conducted 
previously; a detailed list of impacts and mitigation measures will not be developed for these 
alternatives.   
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Agricultural and Soils Resources 

Analyze implementation of the General Plan on the viability of continued agricultural 
activities within and near the City’s Planning Area.  To address potential erosion impacts to 
local soil resources, the impact analysis will include an evaluation of the overall erosion 
susceptibility (K-factor) of Planning Area soils and the potential erosion hazard (erodibility) 
as related to slope and drainage conditions.  Discuss generic construction grading and general 
best management practices and ongoing planned stormwater pollution prevention planning.   

Biological Resources  

Assess the potential for impacts to special status species at General Plan Buildout.  Describe the 
potential impacts to biological resources related to changes in existing open space land uses to 
a developed use.  Identify alternative or supplementary policy mitigation measures that could 
minimize these impacts to sensitive species and habitats.   

Cultural Resources 

Qualitatively describe any proposed changes to the General Plan that would affect or disrupt 
the preservation of historic, cultural, and/or archaeological resources. 

Energy and Mineral Resources 

Describe the types of energy that would be consumed by development under the new General 
Plan.  Assess the consistency of the General Plan with State and national energy goals and 
programs.  Based on information provided by local service providers evaluate the capability of 
the existing utility infrastructure to meet future demand for electricity and natural gas.   

Hydrology and Water Quality 

The hydrology analysis is divided into the following three key sections:  

• Erosion;   
• Pollution and Stormwater; and  
• Groundwater. 

Erosion.  This section will discuss the potential limitations that erosion and siltation hazards 
could place on development and the general impact on drainage facilities and open water 
bodies and watercourses. 

Pollution and Stormwater.  This section will describe urban area pollutant types and their 
sources.  Discuss general management practices and mitigation measures to reduce the effects 
of stormwater runoff.   

Groundwater.  Using published information, this section will provide a summary of general 
groundwater conditions in the Planning Area.  The section will also discuss the use of 
groundwater, trends and general aquifer conditions.  We will also assess the manner in which 
land uses and development proposed under the General Plan may affect groundwater 
conditions and continued uses of this resource.  The section will also describe ongoing and 
expanded water conservation programs that may be integrated into the General Plan as policy.  

Air Quality  

Generally describe the types of emission sources that would be associated with development 
under the proposed General Plan update.  The operational air quality assessment will focus on 
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cumulative impacts and will provide an estimate of mobile and residential emissions using the 
URBEMIS2002 model.  Assess the consistency of the General Plan with the regional Clean Air 
Plan with reference to population and employment forecasts as well as trends in vehicle miles 
traveled.  Qualitatively assess the capability of General Plan policies to prevent exposure of 
people to substantial source of construction dust, toxic air contaminants, or odorous 
emissions.   

Fire Hazards 

Identify and characterize areas at the urban fringe that are particularly vulnerable to the threat 
of wildland fire.  Identify fuel reduction methods and techniques consistent with the 
protection of special status species and habitats.  Identify any restrictions on land uses and 
intensities appropriate for areas identified as susceptible to fire hazard.   

Flood Hazards 

Using the most current flood map data, identify flood prone areas (100 to 500 year flood zone) 
within the Planning Area.  Identify any restrictions on the development of residential land uses 
within these areas and provide recommendations on any applicable development standards 
that may be required for other types of development.    

Seismic and Geologic Hazards  

This section will provide a summary of the existing geologic conditions and potential effects 
resulting from implementation of the proposed General Plan update, including seismic 
(earthquake) and liquefaction issues.  Factors considered in this analysis will include 
expansive/compressible soils, proximity to active or potentially active faults, and potential 
areas prone to excessive erosion conditions.   

Noise 

This section will provide noise contours for the City using traffic volumes generated by the 
General Plan traffic model.  Describe the types of noise sources that would be associated with 
development under the proposed General Plan.  Assess the adequacy of the policies of the 
Noise Element of the General Plan to avoid future noise incompatibility for existing and future 
land uses.   

Hazardous Materials and Toxics 

Discuss and evaluate impacts on general public health and safety, potential exposure to 
workers and waste disposal handlers. Evaluate the potential for new development or 
redevelopment to result in areas where there are public safety issues or hazardous materials at 
General Plan buildout. In the event that the Plan or the regulatory requirements might result 
in a potential adverse environmental risk, identify mitigation measures to reduce potential 
health and safety impacts to less than significant levels. Assess the hazardous materials impacts 
of the alternatives, highlighting the differences in impacts between the alternatives and the 
Project. 

Infrastructure 

The infrastructure assessment of the Preferred Plan (Task 7-D) will be incorporated here as 
EIR impact assessment for water supply, wastewater, and storm drainage/flooding.  
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Long-Term Implications 

Cumulative impacts will be specified in the individual sections of the EIR, and summarized in 
the Long-Term Implications section of the document. The cumulative analysis will be 
qualitative in nature and will be based upon known projects, either approved or proposed 
(applications on file), within a geographic area that is appropriate to the issue area being 
evaluated. The cumulative impact assessment will be based on reasonably anticipated potential 
development projects that may, in combination with the development allowed under the 
proposed elements, create cumulatively considerable environmental impacts.  

The EIR will discuss all significant unavoidable adverse impacts (in conformance with the 
State CEQA Guidelines) that can only be partially mitigated, but not to a level that is less than 
significant. The EIR will also discuss any potential growth-inducing and irreversible impacts of 
the proposed project. Potential sources of growth inducement and their corresponding 
impacts, such as removal of obstacles to growth, major new employment generation, or major 
economic influences, will be qualitatively analyzed, to the extent that they are applicable. 

Alternatives 

The EIR will include an alternatives section to qualitatively address the environmental impacts 
that would result from implementation alternative land use and circulation plan scenarios. 
Alternatives will include: (1) no project alternative (including the no project/no development 
alternative and the no project/reasonably foreseeable use alternative); and (2) The three land 
use alternatives (“Sketch Plans”) previously prepared and analyzed. The alternatives will be 
provided in sufficient detail for comparison with the proposed project. Each alternative will be 
evaluated with respect to each key impact category.  

The advantages and disadvantages of each alternative and the reasons for rejecting or 
recommending the alternative will also be discussed, and the environmentally superior 
alternative will be identified. During the course of the environmental analysis, minor 
variations to the proposed project that could have the effect of reducing or eliminating 
environmental concerns may become apparent; these variations will be implemented, where 
feasible 

D. Draft EIR. City staff will provide the D&B team with one consolidated set of comments on the 
Draft EIR, following which, the Draft EIR for public distribution and review will be prepared. 
D&B/ESA will also prepare the Notice of Completion. It is anticipated that the City will handle 
distribution of the document to the appropriate members of the public and public agencies. 

Meetings:  Scoping Meeting 
Consultation with agencies as appropriate  

Products:  Notice of Preparation  
Memorandum on Thresholds/ Significance Criteria Administrative  
Administrative Draft EIR  
Draft EIR 
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TASK 9: PUBLIC REVIEW / FINAL EIR  

The objective of this task will be to take the Draft General Plan and EIR through public meetings and 
hearings and assist in the adoption process.  

A. Prepare Newsletter on Draft General Plan Update. This newsletter will summarize the salient 
features of the new plan/programs. It will identify the time and place of public workshops, and 
hearings on the Draft EIR, as required by CEQA, and the availability of the documents.  

B. Conduct Community Open House. We will present salient features of the General Plan to the 
community in an “open house” format – after a presentation, members will be invite to ask 
questions and offer comments at stations.  

C. Prepare Administrative Final EIR. This task will result in the preparation of a Final EIR, which 
will contain a list of commenters, comment letters, and responses to comments on the Draft 
EIR. Any changes to the Draft EIR text will be marked with strikeout/underline formatting to 
show revisions in response to comments until the Final EIR is adopted with the certified 
language. 

Responses that are within this proposal’s scope of work and budget consist of explanations, 
elaborations, or clarifications of the data contained in the Draft EIR. If new analysis, issues, 
alternatives, or substantial project changes need to be addressed, or if the effort exceeds the 
budgeted amount because of the number or complexity of responses, a contract amendment 
may be required. 

D. Prepare Final EIR. The objective of this task is to prepare a Final EIR that incorporates City 
comments on the Administrative Draft Final  

E. Mitigation Monitoring and Reporting Program. The objective of this task is to ensure 
compliance with Public Resources Code Section 21081.6, as mandated by Assembly Bill 3180 
(Cortese 1988), which requires a Lead Agency to adopt a mitigation monitoring program 
(MMP) at the time an EIR is certified. The D&B team will prepare a draft MMP concurrently 
with the preparation of the Final EIR. To the extent possible, the updated General Plan will be 
self-mitigating. The MMP will include measures required beyond policies proposed in the 
updated General Plan. 

The MMP will be in table format, and will specify mitigation measures, standards of success, 
parties responsible for implementation and monitoring, funding sources, timing, and 
provisions for remedial measures (if the success standards are not achieved). The MMP will be 
designed to fit into the City’s existing entitlement and project review process. A Draft MMP 
will be provided to the City with the Final EIR. After review and comment on the Draft MMP, 
the D&B team will revise the MMP, according to the comments provided, and will submit the 
Final MMP, which will comprise a portion of the Final Program EIR. Additionally, the MMP 
will be integrated into the General Plan implementation program, as appropriate.  

F. Adoption Hearings. Planning Commission and City Council must consider adoption of the 
new General Plan, and certification of the Final EIR in public hearings, following the public 
review period. We will closely coordinate with City staff prior to the hearings to ensure that 
our presentations respond to specific questions and issues likely to be encountered during the 
hearings. It is suggested that the first of these hearings be a joint meeting with the GPSC 
(which would also conclude the GPSC involvement in the process). Our budget provides for 
attendance at two such hearings.  
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Meetings: Community Workshop/Open House (1) 
Hearings (2) 

Products:  Newsletter: Draft General Plan 
Administrative Draft Final EIR 
Final EIR   
Draft Mitigation Monitoring and Reporting Program  
Final Mitigation Monitoring and Reporting Program  

TASK 10: ADOPTED GENERAL PLAN  

In this task, the adopted General Plan will be prepared. 

A. Prepare Adopted General Plan (D&B). Following adoption, we will prepare a final version of 
the General Plan in a high-quality, easy-to-read format. It also will be put in a form suitable 
for posting on the City’s Website. The final product will also include large scale, colored 
display maps 

B. Provide GIS and all Files to the City (D&B).  GIS files compiled at various stages of the 
process (such as existing land use, General Plan Land Use, environmental resources files) will 
be compiled and provided to the City.  

Products: Final General Plan (in Web-ready and publication formats) 
GIS files  

STAFF SUPPORT 

As per the RFP, the City desires the consultant to provide staff services for the General Plan—such 
as preparing agendas and meeting notes. We have provided an allowance of approximately 24 
hours of D&B staff time per decision-maker meetings for this, as well as for the Community 
Workshops. D&B will also prepare the Notice of Preparation and Notice of Completion for the 
EIR.  

3.3 PRODUCTS AND MEETINGS 

PRODUCTS 
Our work program envisions preparation of the following products:  

Coordination/Outreach Materials 

Final Project Work Program & Schedule 
Finalized Public Participation Program 
Project website design 
Workshop materials as appropriate  
Meeting summaries from workshops and neighborhood forums  
Stakeholders Meetings Report 
Citywide Mail-in Survey Report  
Livability Survey 
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Newsletters:  
Newsletter #1: Introduction  
Newsletter #2: Alternatives 
Newsletter #3: Draft General Plan 
 

General Plan  

Preliminary/Final Planning Area (map) 
Working Paper #1: Greenbelt Strategies 
Working Paper #2: Land Use, Transportation, and Environmental Resources Assessment 
Working Paper #3: Growth Prospects and Economic Strategy  
Working Paper #4: Urban Design and Livability Assessment  
  
Scenario 360 Model/Indicators 
Alternative Plans Report  
Preferred Plan 
Framework Concepts and Key Goals 
General Plan Outline  
Infrastructure and financing technical memorandum 
Administrative Draft General Plan  
Draft General Plan (including Community Design and Livability Element) 
Adopted General Plan 
GIS database  
  
CEQA Documents 

List of References  
Project Description 
Notice of Preparation  
Administrative Draft EIR  
Draft EIR  
Final EIR: Addendum – Response to Comments 
Draft Mitigation Monitoring and Reporting Program 
Final Mitigation Monitoring and Reporting Program 
 
Optional Items 

Fiscal Model  
Phone Survey  
Zoning Ordinance Amendments  
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MEETINGS 
Our work program envisions the following public meetings (these are shown on a timeline in 
section 4.1: Schedule):  

Public Meetings in the Scope of Work 

  

City Council/ 
Planning Com-
mission 

Community  
Workshop/ 
Neighborhood 
Forum  Stakeholders 

Task 1:  Reconnaissance, Organization, and Public 
Participation Program 1   

Task 2:  Issues, Visioning, and Community Survey  1 2 20 

Task 3: Strategy Paper on Greenbelt Conservation; 
Planning Area Definition  1   

Task 4: Opportunities and Challenges Assessment  3 1  

Task 5: Sketch Plans    

Task 6: Preferred Plan Selection and Refinement  3 1  

Task 7: Draft General Plan  3   

Task 8:  Draft Environmental Impact Report  1  

Task 9: Public Review / Final EIR  2 1  

TASK 10: Adopted General Plan       
 Total 14 6 20 
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4 Schedule and Budget 

4.1 SCHEDULE 

The schedule proposed for both the General Plan and the EIR is presented in a flow chart on the 
following page. Milestones and key products and meetings are shown. We propose a 21-month 
schedule leading to the hearing draft of the General Plan and EIR. With potentially another three 
months of hearings and adoption, the overall proposed project schedule is 24 months. The 
challenge will be for City staff and decision-makers to review/affirm/modify proposals, make 
choices among alternatives, and decide on a preferred plan in a timely fashion. 

Aggressive schedules do not always provide adequate time for informed discussion. With that 
stated, our proposed schedule balances time requirements for thorough analysis and public input 
opportunities with City needs for timely project completion. In our experience, the proposed 24-
month schedule accomplishes these goals and is a reasonable time for people to stay involved, 
interested, and supportive of the project. We can, however, modify the schedule to meet any 
schedule goals established by the City and can provide examples of similar projects successfully 
completed in shorter timeframes. 
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4.2 BUDGET 

The tables on the following pages explain the proposed budget in detail: Hours by Person by Task; 
and Budget by person by Task. 

We propose a budget of $824,392. This includes a mail-in survey (sent to one in three 
households), a livability survey and assessment, preparation of custom Scenario 360 model and 
indicators for use in evaluating alternatives and developing a Preferred Plan, photosimulations 
and visualization, and a Community Design and Livability Element. It also includes preparation of 
working papers on Growth and Economic Development Strategy, and Greenbelt Conservation.  

These amounts include all personnel, meeting, direct costs (including an allowance for in-house 
color plots), and delivery of products identified in the work program. However, this assumes that 
the City will be responsible for printing multiple copies of reports and documents.  

We’ve also shown costs for preparing a fiscal model if the City should so desire, additional costs to 
extend the mail-in survey to all households, a phone survey, zoning ordinance amendments. Also 
included is cost for more expansive analysis of traffic LOS for alternatives by Fehr and Peers.  

This budget assumes high quality products and delivery of all appropriate final maps in a system 
compatible with the City’s GIS system.  

We would recommend that the City include an allowance for printing of reports and newsletters 
for distribution, and a contingency. 
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